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LOCATION: 
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PROPOSED 
PROJECT: 

The project involves the maintenance of an existing historic, 10-story, 118-unit, 100% senior 
affordable multi-family building (The Montecito), and the construction of a 6-story, 68-unit, 
100% senior affordable multi-family residential building. The new building (The Montecito II) is 
proposed at maximum height of 76’-8” tall and will contain 67 senior affordable housing units 
with one manager’s unit, totaling 53,379 square feet of new building area, and approximately 
7,000 square feet of recreation/open space area. The Montecito II will be physically connected 
to the existing Montecito building by way of a new common lobby providing access to both 
facilities, with shared amenities within. One unit within the existing building would be modified 
from a one bedroom to a studio to allow for the connection from the common lobby to the 
proposed new building.  

 
REQUESTED 
ACTION: 

1) Find, pursuant to Public Resources Code, Section 21155.2, after consideration of the whole 
of the administrative record, including the SB 375 Sustainable Communities Environmental 
Assessment, No. ENV-2017-1504-SCEA ("SCEA"), and all comments received, after 
imposition of all mitigation measures there is no substantial evidence that the project will 
have a significant effect on the environment; FIND that the City Council held a hearing on 
and adopted the SCEA on February 20, 2019 (CF 18-0412) pursuant to Public Resources 
Code (PRC) Section 21155.2(b)(6); FIND the Project is a "transit priority project" as defined 
by PRC Section 21155 and the Project has incorporated all feasible mitigation measures, 
performance standards, or criteria set forth in prior EIR(s), including SCAG 2016-2040 
RTP/SCS EIR SCH No. 2015031035; FIND all potentially significant effects required to be 
identified in the initial study have been identified and analyzed in the SCEA; FIND with 
respect to each significant effect on the environment required to be identified in the initial 
study for the SCEA, changes or alterations have been required in or incorporated into the 
Project that avoid or mitigate the significant effects to a level of insignificance or those 
changes or alterations are within the responsibility and jurisdiction of another public agency 
and have been, or can and should be, adopted by that other agency; FIND the SCEA 
reflects the independent judgment and analysis of the City; FIND the mitigation measures 
have been made enforceable conditions on the project; and adopted the SCEA and the 
Mitigation Monitoring Program prepared for the SCEA; 
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2) A Density Bonus (DB) pursuant to CA Government Code Section 65915(f)(3) and LAMC 
Section 12.22-A.25 to permit a Senior Residential Housing Development Project with 118 
existing non-conforming units and 68 new units, dedicating 99% of proposed units restricted 
to Low and Very Low Income Households in exchange for the following incentives: 

a. An On-Menu Incentive for an increase in height to permit a new building with 76-feet, 
8-inches in height in lieu of the otherwise permitted 72-foot height limit pursuant to 
Ordinance 165,656 and LAMC 12.21.1 B.2 for a site with more than 20 feet of grade 
change; 

b. A modification of a development standard not on the menu to allow a decrease in 
yards to permit a 4-foot, 6-inch northerly side yard fronting Franklin Boulevard in lieu 
of the otherwise required 9 feet for a 6-story building pursuant to LAMC 12.11 C.2; 
and 

c. A modification of a development standard not on the menu to allow a decrease in 
yards to permit a 10-foot rear yard in lieu of the otherwise required 18-foot rear yard 
for a 6- story building pursuant to LAMC 12.11 C.3; 

3) A Conditional Use Permit to permit pursuant to 12.24 U.26, to permit a housing development 
project with a density increase greater than the maximum permitted in LAMC 12.22 A.25, 
for a total of 186 units; and 

4) Site Plan Review (SPR) pursuant to LAMC 16.05 C, to permit the construction, use, and 
maintenance of 50 or more new residential units. 

 
RECOMMENDED ACTIONS:   
 
1) Find, pursuant to Public Resources Code (PRC), Section 21155.2, after consideration of the whole of the 

administrative record, including the SB 375 Sustainable Communities Environmental Assessment, No. 
ENV-2017-1504-SCEA ("SCEA"), and all comments received, after imposition of all mitigation measures 
there is no substantial evidence that the project will have a significant effect on the environment; FIND that 
the City Council held a hearing on and adopted the SCEA on February 20, 2019 (CF 18-0412) pursuant to 
Public Resources Code (PRC) Section 21155.2(b)(6); FIND the Project is a "transit priority project" as 
defined by PRC Section 21155 and the Project has incorporated all feasible mitigation measures, 
performance standards, or criteria set forth in prior EIR(s), including SCAG 2016-2040 RTP/SCS EIR SCH 
No. 2015031035; FIND all potentially significant effects required to be identified in the initial study have 
been identified and analyzed in the SCEA; FIND with respect to each significant effect on the environment 
required to be identified in the initial study for the SCEA, changes or alterations have been required in or 
incorporated into the Project that avoid or mitigate the significant effects to a level of insignificance or those 
changes or alterations are within the responsibility and jurisdiction of another public agency and have been, 
or can and should be, adopted by that other agency; FIND the SCEA reflects the independent judgment 
and analysis of the City; FIND the mitigation measures have been made enforceable conditions on the 
project; and adopted the SCEA and the Mitigation Monitoring Program prepared for the SCEA; 
 

2) Approve a Density Bonus (DB) pursuant to CA Government Code Section 65915(f)(3) and LAMC Section 
12.22-A.25 to permit a 35% density bonus for a Senior Residential Housing Development Project with 118 
existing non-conforming units and 68 new units, dedicating 99% of proposed units restricted to Low and 
Very Low Income Households in exchange for the following incentives: 

a. An increase in height to permit a new building with 76-feet, 8-inches in height in lieu of the otherwise 
permitted 72-foot height limit pursuant to Ordinance 165,656 and LAMC 12.21.1 B.2 for a site with 
more than 20 feet of grade change; 

b. A decrease in yards to permit a 4-foot, 6-inch northerly side yard fronting Franklin Boulevard in lieu of 
the otherwise required 9 feet for a 6-story building pursuant to LAMC 12.11 C.2; and 
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c. A decrease in yards to permit a 10-foot rear yard in lieu of the otherwise required 18-foot rear yard for 
a 6- story building pursuant to LAMC 12.11 C.3; 

3) Approve a Conditional Use Permit to permit pursuant to 12.24 U.26, to permit a housing development 
project with a density increase greater than the maximum permitted in LAMC 12.22 A.25, for a total of 186 
units; 

4) Approve Site Plan Review (SPR) pursuant to LAMC 16.05 C, to permit the construction, use, and 
maintenance of 50 or more new residential units. 

5) Adopt the attached Conditions of Approval; and 

6) Adopt the attached Findings.  
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PROJECT ANALYSIS 
 

Project Summary 
The project involves the construction of a 6-story, 68-unit, 100% senior affordable multi-family 
residential building and along with the continued use of an existing building of 118 units called the 
Montecito. The proposed new building (Montecito II) proposes a maximum height of 76’-8” and 
will contain 67 senior housing units with one manager’s unit, for a total of 68 units. The new 
building will be physically connected to the historic Montecito building by way of a new common 
lobby providing access to both facilities and the amenities within. The creation of hyphen 
connection between buildings will necessitate the partial removal of the site’s existing outdoor 
garden courtyard. Additionally, one unit within the existing building would be modified from a one 
bedroom to a studio to allow for the connection from the common lobby to the proposed new 
building.  
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Existing Setting and Site Description 
The subject site is rectangular-shaped property totaling approximately 33,793 square feet (0.78 
acres) and located at the southwest corner of Franklin and Cherokee Avenues. Multi-family uses 
generally surround the site to the north, east, and west. The property has a frontage that extends 
130 feet along on the south side of Franklin Avenue and 150 feet on the western side of Cherokee 
Avenue. The site is bounded the Las Palmas Senior Center to the west and a multi-family housing 
building to the south. The site slopes upward from the low point at the southeast corner of the 
property toward the highest northeast corner. The elevation of the high point along the eastern 
property line is 432 feet and the elevation at the low point in the southwest corner is 407 feet. The 
total change in grade across the site is more than 20 feet. 
 
The site’s existing Montecito building is a 10-story, 118-unit, 100% senior affordable, residential 
apartment building (The Montecito) containing two subterranean parking levels. The Montecito is 
a tax credit apartment building which means that it is owned by a landlord who participates in the 
federal low-income housing tax credit program. In return for renting units to low-income tenants 
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at a restricted rent, landlords claim tax credits for eligible buildings. The Montecito is a legal non-
conforming structure that occupies the northeast corner of the subject property. The existing 
building is joined by garden to the west and a parking lot to the south. The building’s two basement 
levels are fully exposed on this facade which consists of a flat wall surface articulated by irregularly 
placed window openings. A sloping driveway runs from Cherokee Avenue down to the lower 
basement level where a large garage doorway provides access to interior parking.  
 
The Montecito was constructed in 1931 and is a registered National and California Historic 
Resource as an excellent example of an Art Deco architectural style building in Hollywood (1985). 
In 2019, the Montecito was designated locally as a Historic Cultural Monument. Designed by 
architect Marcus Phillips Miller (1892-1949), the Montecito was designed in the Art Deco 
architectural style with Mayan Revival-style detailing for The Cherokee Properties, Ltd. to provide 
housing for film industry workers. In 1985, the property was converted to affordable senior 
housing, which it continues to serve as today. H-shaped in plan, the apartment building is of 
reinforced concrete construction with shallow light courts on the east and west elevations and has 
a flat composition 
roof with a parapet 
wall. The primary, 
north-facing 
elevation features a 
recessed entryway 
with decorative 
marble and iron 
surrounds at the 
ground level and an 
inset fire escape 
that spans the 
height of the 
building. A highly 
decorative cast iron 
canopy with lamps 
is located directly 
above the entrance.            View of Entrance of the Montecito 
 
Based on available building permits and photographs, the Montecito has undergone only minimal 
alterations over the years that include modifications to the parapet in 1956; the infill of a swimming 
pool at the rear of the building and interior remodel and unit reconfiguration in 1985; the 
replacement of a parking lot with a garden in 1986; and conversion of a studio unit to the 
manager’s office and a one-bedroom unit on the tenth floor to a two-bedroom unit in 1997. 
 
Historic Cultural Monument Designation 
In 2018, the Montecito was nominated as a Historic Cultural Monument (HCM) by the Art Deco 
Society of the Los Angeles (HCM applicant). During the designation of the Montecito building, it 
was argued by the HCM applicant that the adjacent courtyard garden is significant as “an excellent 
example of a Mid-Century [Modern] formal garden” that warranted the inclusion of courtyard in its 
designation. During the review of the application, the Cultural Heritage Commission (CHC) 
designated the entirety of the site as an HCM, noting that while the existing garden is an attractive 
amenity for current residents, it was constructed as part of a rehabilitation project in the 1980s 
and did not rise to the level of meeting the Cultural Heritage Ordinance criteria as a representation 
of Mid-Century Modern landscape design. 
 
Subsequent to the CHC’s recommendation to include the entirety of the subject property as an 
HCM, the City Council’s action to approve the nomination of the Montecito carved out the existing 
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garden area from its historic designation. The City Council determined that the application did not 
provide sufficient evidence to support inclusion of the adjacent garden or parking lot into the 
historic cultural monument designation and thus moved to adopt the Cultural Heritage 
Commission’s recommendation to designate the Montecito with a modification to exclude the 
parking lot and garden area. 
 
Any construction plans proposed on the subject site, however, will require review by the Office of 
Historic Resources, pursuant to the Los Angeles Municipal Code. Pursuant to Los Angeles 
Municipal Code Section 91.106.4.5, (Permits for Historical and Cultural Buildings), the department 
shall not issue a permit to demolish, alter or remove a building or structure of historical, 
archaeological or architectural consequence if such building or structure has been officially 
designated, or has been determined by state or federal action to be eligible for designation, on 
the National Register of Historic Places, or has been included on the City of Los Angeles list of 
Historic Cultural Monuments, without the department having first determined whether the 
demolition, alteration or removal may result in the loss of or serious damage to a significant 
historical or cultural asset. Due to the fact that the existing Montecito building, and not entirety of 
the project site, has been identified as a historic resource, the review of any submitted plans will 
focus of the proposed connection or hyphen that will be constructed between the existing 
Montecito and proposed Montecito II building. 
 
Project Details: 
 
The total residential floor area of the proposed new building, including units, corridors, lobby, and 
amenity areas is 53,370 square feet. Calculated together with the existing Montecito building, the 
project site will contain approximately 71,450 square feet of floor area, bringing the total site’s 
Floor Area Ratio (FAR) to a total of 4.57 to 1. The project will construct approximately 7,000 sf of 
recreation/open space areas composed of two open courtyards, an indoor community room, a 
roof deck, and private balcony space. Vehicular access to the project is proposed via the existing 
driveway on Cherokee Avenue. As designed, the new building will provide 57 parking spaces in 
two levels of subterranean parking. Vehicle parking for the project, as well as replacement parking 
for the existing surface spaces displaced by the new building will be provided in a subterranean 
structure on-site. This will result in a total of 101 on-site parking spaces provided for a total of 186 
units cumulatively located within both buildings. 
 
With exception to a manager’s unit, the proposed new residential building will be solely dedicated 
to the housing of senior affordable housing units. The new building’s proposed 68 residential units 
will be composed of 32 studio units and 36 one-bedroom units, ranging from approximately 420 
to 520 square feet. An open plan concept is employed in the communal areas of the units to 
maximize interior space and flexibility. This unit plan layout would maximize the natural light in all 
common areas offering a visual connection to the outside from the living, kitchen and dining areas. 
Most units would feature a minimum 50 square feet of private balcony space off the living room 
providing private open space for relaxing and living. The kitchens would be furnished with Energy 
Star rated appliances. All bathroom and plumbing fixtures will be water-conserving fixtures. 
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                   Proposed Site Plan 
 
The project consists of the following: 
 

Project Summary Total 
Density 
Base (1 dwelling unit / 600 square feet) 57 
Base + 35% Density Bonus 77 
Base + 226% Density Bonus Increase 186 
Total Number of Existing Units 118 
Total Number of Proposed Units 68 
Percentage Increase from Existing Number of Units 57% 
Proposed New Residential Units (Montecito II) 
Unit Type A1 (Studio +1 Bathroom, 440 sf) 20 
Unit Type A2 (Studio + 1 Bathroom, 420 sf) 12 
Unit Type B1 (1-Bedroom + 2 Bathroom, 520 sf) 36 

Total Units 68 
New Units Square Footage 32,560 sf 

Open Space (68 x 100 sf; 100 sf per unit w/less than 3 habitable rooms) 
Private Open Space 1,700 sf 
Community Room 1,300 sf 
Roof Deck on 6th Floor 500 sf 
Podium Open Space 2,400 sf 

Total New Open Space 5,900 sf 
Required Open Space  

(Existing Montecito does not require open space) 6,800 sf 
Portion of Existing Courtyard to Remain 1,100 sf 

 Total Open Space Provided 7,000 sf 
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Project Summary Total 
Parking 
Automobile Parking 
Existing On-Site Parking 70 spaces 
Existing Parking to be Removed 23 spaces 
Existing Parking to Remain 47 spaces 
Proposed Parking in New Building Level 1 27 spaces 
Proposed Parking in New Building Level 2 30 spaces 
2-Bedroom 39 spaces 

Total Automobile Parking Required by New Building 
(0.5/unit, 1/manager’s unit) 34 spaces 

Total New Automobile Parking Spaces Constructed 54 spaces 
Total Automobile with Replacement Spaces Provided  

(Existing to Remain + Newly Constructed) 101 spaces 

Bicycle Parking 
Total Existing Spaces 0 spaces 
New Long Term Required (1/5,000 sf) 7 spaces 
New Short Term Required (1/10,000 sf)  3 spaces 

Total Bicycle Parking Required 10 spaces 
Long Term Bicycle Parking Provided 68 spaces 
Short Term Bicycle Parking Provided 7 spaces 

Total Bicycle Parking Provided 75 spaces 
 
Proposed Density 
 

The proposed project includes the Montecito II, a new 68-unit residential building, with 67 
restricted affordable units for Low Income and Very-Low Income senior residents and one market-
rate manager’s unit, along with the maintenance of the existing historic Montecito building that 
contains 118 units, with 117 reserved for Very-Low and Low Income senior units and one 
manager’s unit.  Due to the unique nature of the property and the existence of the historic 
Montecito building, the density calculation for the project must combine the number of new and 
existing units in the final density count, which results in a total of 186 units.  
 
The base density permitted for the 33,793-square-foot property is calculated at 1 unit per 600 
square feet, for a maximum total of 57 base units. The existing Montecito has non-conforming 
density rights with 118 units, which by today’s zoning represents a 107% increase in density over 
that permitted by the zone. The addition of the Montecito II represents a 226% density increase 
from the site’s base density of 57 units, a 57% increase from the 118 units that exist today, and a 
142% increase from what is otherwise permitted by LAMC Section 12.22-A.25. As such, the 
application requires a Conditional Use Permit pursuant to LAMC 12.24 U.26 to exceed the 35% 
density bonus increase permitted by LAMC 12.22 A.25.  
 
The applicant is entitled to a 35% density increase pursuant to LAMC 12.22 A.25(c)(1) because 
the project sets aside a minimum of 20% Low or 11% Very-Low Income units. The project 
proposes to make all but the manager’s units rent-restricted, which means that automatically a 
minimum of 11% of the base units would be restricted for Very-Low Income residents or 20% of 
the base units would be restricted for Low Income residents. Therefore, the proposed project is 
eligible for a minimum 35% increase in base density. 
 
In instances where a project is seeking a density bonus increase that is more than 35%, the 
amount of required set-aside affordable units shall vary depending on the requested amount of 
density bonus. For any project that requests a density bonus increase beyond 35%, the chart 
located in LAMC 12.22-A,25 must be extended to calculate the additional required affordable set-
asides.  
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The following chart corresponds to the calculation of Very Low Income Households set-aside units 
required for an increase in project density. For every 1% of Very Low Income units provided, a 
project is entitled to an additional 2.5% increase in density: 

 
The following chart corresponds to the calculation of Low Income Households set-aside units 
required for an increase in project density. For every 1% of Very Low Income units provided, a 
project is entitled to an additional 1.5% increase in density: 

 

% of VLI 
units 

% of 
Density 
Bonus 

 

% of VLI 
units 

% of 
Density 
Bonus 

 

% of VLI 
units 

% of Density 
Bonus 

 

% of VLI 
units 

% of Density 
Bonus 

5 20 26 72.5 47 125 68 177.5 
6 22.5 27 75 48 127.5 69 180 
7 25 28 77.5 49 130 70 182.5 
8 27.5 29 80 50 132.5 71 185 
9 30 30 82.5 51 135 72 187.5 

10 32.5 31 85 52 137.5 73 190 
11 35 32 87.5 53 140 74 192.5 
12 37.5 33 90 54 142.5 75 195 
13 40 34 92.5 55 145 76 197.5 
14 42.5 35 95 56 147.5 77 200 
15 45 36 97.5 57 150 78 202.5 
16 47.5 37 100 58 152.5 79 205 
17 50 38 102.5 59 155 80 207.5 
18 52.5 39 105 60 157.5 81 210 
19 55 40 107.5 61 160 82 212.5 
20 57.5 41 110 62 162.5 83 215 
21 60 42 112.5 63 165 84 217.5 
22 62.5 43 115 64 167.5 85 220 
23 65 44 117.5 65 170 86 222.5 
24 67.5 45 120 66 172.5 87 225 
25 70 46 122.5 67 175 88 227.5 

% of LI 
units 

% of 
Density 
Bonus 

 

% of LI 
units 

% of 
Density 
Bonus 

 

% of LI 
units 

% of Density 
Bonus 

 

% of LI 
units 

% of Density 
Bonus 

10 20 40 92 70 137 100 182 
11 21.5 41 93.5 71 138.5 101 183.5 
12 23 42 95 72 140 102 185 
13 24.5 43 96.5 73 141.5 103 186.5 
14 26 44 98 74 143 104 188 
15 27.5 45 99.5 75 144.5 105 189.5 
16 29 46 101 76 146 106 191 
17 30.5 47 102.5 77 147.5 107 192.5 
18 32 48 104 78 149 108 194 
19 33.5 49 105.5 79 150.5 109 195.5 
20 35 50 107 80 152 110 197 
21 36.5 51 108.5 81 153.5 111 198.5 
22 38 52 110 82 155 112 200 
23 39.5 53 111.5 83 156.5 113 201.5 
24 41 54 113 84 158 114 203 
25 42.5 55 114.5 85 159.5 115 204.5 
26 44 56 116 86 161 116 206 
27 45.5 57 117.5 87 162.5 117 207.5 
28 47 58 119 88 164 118 209 
29 48.5 59 120.5 89 165.5 119 210.5 
30 50 60 122 90 167 120 212 
31 51.5  61 123.5  91 168.5  121 213.5 
32 53  62 125  92 170  122 215 
33 54.5  63 126.5  93 171.5  123 216.5 
34 56  64 128  94 173  124 218 
35 57.5  65 129.5  95 174.5  125 219.5 
36 59  66 131  96 176  126 221 
37 60.5  67 132.5  97 177.5  127 222.5 
38 62  68 134  98 179  128 224 
39 63.5  69 135.5  99 180.5  129 225.5 
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In order to obtain a 226% Density Bonus, the proposed project must set aside either 88% of the 
base density, or 51 units, to Very-Low Income Households, or 129% of its base density, or 74 
units, to Low-Income Households. With a 100% senior affordable project, the project contains the 
requisite number of affordable housing units for its requested density, regardless if the 
combination of proposed Very-Low or Low Income Households. The applicant will set aside a 
combination of all new senior affordable units for Low and Very-Low income levels.   

Requested Incentives 
As permitted by Section 12.22 A.25(g)(3) and (SB 1818), the applicant is eligible for the following 
three development incentives, given its affordability component. These incentives are required to 
design a building that can accommodate the new 67 affordable senior units: 

o An incentive to permit a building height of 76-feet, 8-inches in height in lieu of the otherwise 
permitted 72-foot height limit pursuant to Ordinance 165,656 and LAMC 12.21.1 B.2 on a 
site with more than 20 feet of grade change; 

 The site’s existing Q limitation, which restricts the base height to 60 feet, prohibits the 
Montecito II from accommodating the necessary number of units for a financially viable 
project. The cost of providing the entirety of the new units as affordable to Low and 
Very Low Income households requires that the newly constructed Montecito II meet a 
critical mass of approximately 70 units. 

The applicant has arranged 67 residential units and one manager’s unit, along with 
the required parking and open space, into six stories, which is the minimum required 
to house the necessary units. The Montecito II is designed to be four stories shorter 
than the existing Montecito, tapering down the high-rise form toward the neighboring 
property to the west. Therefore, the on-menu incentive to increase the height from a 
base of 72 feet to 76 feet, 8 inches is required to provide 67 affordable senior units.   

 
o An incentive to permit a 4-foot, 6-inch northerly side yard fronting Franklin Boulevard in lieu 

of the otherwise required 9-foot front yard for a 6-story building pursuant to LAMC 12.11 
C.2; 
 
 The applicant is seeking relief for the provision of the northerly side yard and the rear 

yard. The Montecito II is unable to provide a full 9-foot side yard on Franklin Avenue 
and simultaneously effectively provide circulation space that communicates with The 
Montecito. The existing Montecito building does not observe a setback on Franklin 
Street. The slightly reduced setback request allows the existing Montecito’s prominent 
presence at the corner to remain, while creating a connection to the building that will 
allow for the construction of the project with share amenities for all residents. The 
proposed side yard of 4 feet, 6 inches will provide streetwall relief, space for 
landscaping, and a new shared ADA-accessible entrance onto the project site.  

 
o An incentive to permit a 10-foot rear yard in lieu of the otherwise required 18-foot rear yard 

for a 6-story building pursuant to LAMC 12.11 C.3;  
 
 The project requires a rear yard of 18 feet. Providing this rear yard would constrain the 

building and preclude the provision of all 67 affordable units, which are needed for a 
financially viable senior affordable project. The eight feet are needed to provide 
adequate living space in the westerly units, particularly given the need for ADA 
accessibility provisions necessary in senior living facilities. In the rear yard, the project 
provides more than what would be required for a side yard to ensure adequate 
separation from the neighboring property. The site plan has designed the footprint of 
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the new building with yards that accommodate the minimum number of units while 
appropriately providing a buffer between the Project and adjacent uses (multi-family 
to the south and the Las Palmas Senior Center to the west). Therefore, the off-menu 
incentives to decrease the side yard from nine feet to four feet, six inches and the rear 
yard from 18 feet to 10 feet is required to provide 67 affordable senior units.   

Architecture/Design 
Existing: 

Fenestration of the existing Montecito building consists of steel casement windows of varying 
sizes. Each elevation features Art Deco and Mayan Revival-style cast concrete ornamentation. 
The building contains a centrally located, rectangular machinery penthouse with a hipped copper 
and concrete roof set back from the principal roofline. The interior of the building features a lobby 
area with cast concrete moldings, Art Deco columns with flat and fluted surfaces, and marble 
baseboards, as well as a fireplace in the reception area, decorative window surrounds, and simple 
cast plaster moldings at the ceiling level. 
Parcels located immediately west of the existing Montecito building were not originally part of the 
Montecito property when the building was constructed in 1931. As such, the existing Montecito 
building was designed with the understanding that the parcels to the west might be developed 
with new construction at a later date. The west-facing façade of the existing Montecito was left 
largely devoid of the decorative detail present on the other three facades and was also designed 
with fewer windows and a larger light well than the east façade in anticipation of potential new 
development to the west. Compared to the north-, east- and south-facing facades, the west 
façade, where the proposed Montecito II would be located, is the least important façade in terms 
of architectural detail. 
 
Proposed: 

The proposed Montecito II provides a variety of architectural materials and building planes, with 
noted attention to create a pedestrian-scaled project at the street level. The architectural design 
of the building is intended to reference the adjacent historical Montecito building without 
attempting to copy its 1920’s art deco theme. The building incorporates clean lines and articulated 
details. The design alternates textures, colors, materials, and architectural treatments to add 
visual interest while avoiding dull and repetitive facades. The proposed landscaping plan provides 
a mix of ground cover and trees intended to complement the architecture exhibit a level of 
temperature hardiness and require low water use. The building has been designed and will be 
required to meet and, in some instances exceed, all City of Los Angeles current building code 
and Title 24 requirements. 
During the preparation of the environmental analysis for the project, a Historic Assessment was 
prepared and approved, wherein which it was determined that the design of the proposed 
Montecito II and its connection to the existing Montecito was consistent with Secretary of Interior 
Standards and would not result in a significant direct or indirect impact to the adjoining Montecito 
building. As such, project has been conditioned herein to require the submission of construction 
plans on the property to the Office of Historic Resources (OHR) to ensure that the submitted plans 
are consistent with the plans considered during the environmental review of the project.  
 

As described in the discussion about the Montecito’s Historic Cultural Monument designation, any 
construction plans proposed on the subject site will require review and approval by the Office of 
Historic Resources. While not required explicitly by Municipal Code, subsequent to any 
determination made by the Planning Commission, the Office of Historic Resources may present 
the Montecito II’s proposed plans to the CHC. Due to the fact that the existing Montecito building, 
and not entirety of the project site, has been identified as a historic resource, the review of any 
submitted plans will focus of the proposed connection or hyphen that will be constructed between 
the existing Montecito and proposed Montecito II building.  
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         View of the Proposed Montecito II from the northwest 

Parking 

The existing Montecito building is served by 70 on-site vehicle parking spaces, located within two 
basement levels and a surface parking lot. The Montecito II will necessitate the removal of 23 
existing spaces located on site, all of which will be replaced in the new project.  
 
The proposed project is eligible for the parking ratios established by California AB 744, which 
specifies that:  
 

For 100% affordable rental senior projects having paratransit service or unobstructed access, 
within ½ mile, to fixed bus route service that operates at least eight times per day, the City 
may not impose a parking requirement in excess of 0.5 spaces per unit; (LADCP, 2015). 

 
As previously described, the project site is adjacent to the Franklin/Cherokee stop of the DASH 
Hollywood route, which is a fixed bus route that operates at least eight times per day1.  
 
With 67 affordable senior units and one market-rate manager’s unit, the new building is required 
to provide 34 new parking spaces. The applicant proposes 57 new on-site parking spaces within 
two levels of parking: 23 to replace the existing spaces and 34 spaces to meet code requirement 
for the new senior units. As with existing accessibility conditions, vehicular ingress and egress is 
located off Cherokee Avenue. The existing garage entrance and future entrances are and will be 
located within the interior of the site, ensuring that queuing on Cherokee Avenue is kept at a 
minimum.  
 
At the time the project entitlements were filed, zoning regulations for bicycle parking required 1 
long-term space for every unit and 0.1 short-term space for every residential unit. This resulted in 
a requirement totaling 75 spaces. Since the submittal of the application, bicycle parking 
requirements for senior housing developments have been reduced to a ratio of 1 short term 

                                                
1 LADOT provides an extensive program of fixed-route services comprised of 13 peak period Commuter Express 
routes, 5 DASH Downtown LA routes and 27 Community DASH routes. 
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bicycle space for every 10,000 sq. ft. (minimum 2) and 1 long-term bicycle space for every 5,000 
sq. ft. (minimum 2). This results in a requirements totaling 10 spaces. The project’s plans indicate 
that 75 on-site bicycle parking spaces will be provided; however, the project has been conditioned 
to require bicycle parking pursuant to the current regulations of the zoning code.   
 
Open Space 

The existing Montecito is non-conforming with regards to the provision of open as to open space, 
as it did not require the provision of open space when it was constructed. An outdoor, garden 
courtyard is located immediately to the west of the existing building. This courtyard was 
constructed in 1986, nearly 50 years after the construction of the Montecito building and is not a 
part of the project’s existing open space requirement (or historic designation as described 
previously).  
 

Per LAMC 12.21 G, the proposed Montecito II is required to provide 100 square feet of useable 
open space for each studio and one-bedroom unit for a total requirement of 6,800 square feet of 
total usable open space. Fifty percent of the total usable open space is required to be designed 
as common open space in the new project.  
 

The applicant proposes approximately 2,300 square feet of private open space in the form of 
balconies, a 1,300-square-foot indoor community room, a 500-square-foot rooftop deck, and a 
2,900-square-foot courtyard at the podium level. In total, the Montecito II will result in the provision 
of 7,000 square feet of total useable open space, including 4,700 square feet of common open 
space. A minimum of 25% of the outdoor common open space will be landscaped with a palette 
of drought-tolerant plantings. Once completed, all common open spaces areas within the project 
site will be shared by residents of both buildings.  
 

     

                Site Plan with identified open space areas 
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        View of Proposed New Courtyard 
                   

Property Description 
 
General Plan Land Use Designation and Zoning 
 

The existing Hollywood Community Plan designates the subject property for High Residential land 
uses, corresponding to the R4 and R5 Zones. The property is currently zoned [Q]R4-2, which 
permits by-right uses and area limitations consistent with the R4 Zone and a maximum Floor Area 
Ratio of 6:1. Pursuant to the Q condition established by Ordinance No. 165,656 the density and 
height of the underlying R4 zoning is restricted to 1 unit per 600 square feet of lot area and a 
maximum height of 60 feet. With a grade change of more than 20 feet, the Project is permitted an 
additional 12 feet in height for a maximum height of 72 feet.  
 
The subject property is located within a Transit Priority Area in the City of Los Angeles, a Los 
Angeles State Enterprise Zone, the Hollywood Redevelopment Project area, and an Adaptive 
Reuse Incentive Area. The site is located within a Tier 3 Transit Oriented Community Program 
Incentive area. The property is located immediately east of the Las Palmas Senior Citizen Center 
and within 500 feet of the Yucca Community Center to the southwest of the site, at the northeast 
corner of Las Palmas Avenue and Yucca Street.  
 
Surrounding Properties 
 

Adjoining properties to the north, across Franklin Avenue, are zoned [Q]R4-1Vl and developed 
with multi-family residential building ranging from three to five stories in height. The adjoining 
property to the south of the site is zoned [Q[R4-2 and improved with a two-story multi-family 
building. Properties to the east, across Cherokee Avenue, are zoned (T)(Q)R4-2 and [Q]R4-2 and 
improved with a three-story multi-family residential building. Immediately west of the site, is a 
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property zoned OS-1XL and developed with one-story senior citizen center that additionally 
houses a day care center. 
 
Streets and Circulation  
 
Franklin Avenue, abutting the property to north, is a Modified Avenue III with a designated right-
of-way width of 60 feet and roadway width of 40 feet. Where Franklin Avenue fronts the project 
site the right-of-way width ranges from 60 to 70 feet. 
 
Cherokee Avenue, abutting the property to the east, is a designated Local Street – Standard with 
a designated right-of-way width of 60 feet and roadway width of 36 feet. Where Cherokee Avenue 
fronts the project site the right-of-way measures 60 feet in width. 
 
Regional and Local Access  

Regional access to the project site is provided by U.S. Highway 101 (US 101), approximately 0.4 
miles to the east of the site. Other regional access is provided by Hollywood Boulevard, two blocks 
south of the site, and Highland Avenue, two blocks to the west. The site is served by the DASH 
Hollywood line, directly abutting the property. The project site is adjacent to the Franklin/Cherokee 
stop of the DASH Hollywood route, which is a fixed bus route that operates at least eight times 
per day.  Additionally, there are several major bus routes running along Franklin Avenue, Highland 
Avenue, Hollywood Boulevard and Cahuenga Boulevard. The site is less than one-half mile from 
the Hollywood/Highland Station of the Metro Red Line. 
 
Site Related Cases and Permits: 
 

Case No. AA-2017-1505-PMLA: On May 28, 2019, pursuant to Los Angeles Municipal Code 
(LAMC) Section 17.53, the Advisory Agency approved Preliminary Parcel Map No. AA-2017-
1505-PMLA for a merger and re-subdivision of five (5) ground lots into one (1) ground lot and 
three (3) air space lots, with a request for haul route approval. Parcel A will contain the site’s 
master ground lot. Parcel B will contain an existing 10-story residential building (with two existing 
subterranean parking levels). Parcel C will contain a proposed six-story residential building and 
Parcel D will contain proposed subterranean parking. 

Ordinance No. 165,656: On March 23, 1990, the City Council approved an ordinance which 
imposed a series of [Q] classifications to properties in the vicinity. As it relates to the subject 
property, Lot 11 and 12 of the Hollywood Ocean View Tract, the follow [Q] classifications apply: 

1. Residential uses permitted In the R4 zone provided that the residential density does not 
exceed a maximum of one dwelling unit per 600 (six hundred) square feet of lot;  

2. Hotels, motels, and apartment hotels; 
3. The following uses, subject to Zoning Administrator approval pursuant to Municipal Code 

Section 12.24.CI.5(j); 
a. Any other use permitted in the C1 Zone provided that the floor area ratio of such use 

does not exceed 1:1; and further provided that such commercial use Is combined with 
multiple unit residential use for which the floor area ratio is equal to or exceeds 2:1 and 
for which the number of dwelling units is equal to or exceeds twelve (12). 

b. The Zoning Administrator may impose such conditions as he deems necessary to 
secure an appropriate development in harmony with the objectives and intent of the 
Hollywood Community Plan and the Redevelopment Plan for Hollywood; 

4. Building Height: No building or structure shall exceed a height of sixty (60) feet above grade. 
5. Roof structures are exempt pursuant to Section 12.21.B.3 of the Municipal Code. 
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In addition, the Ordinance established the following limitation for all those properties east of 
Highland Avenue, south of Franklin Avenue, west of Wilcox Avenue and north of Yucca Street 
zoned [Q]R4-2: 

a. Density. Residential density shall be limited to a maximum of one dwelling unit for 
each 600 (six hundred) square feet of lot; 

b. Building Height. No building or structure shall exceed a height of 60 (sixty) feet above 
grade. Roof structures are exempt pursuant to Section 12.21.B.3 of the Municipal 
Code. 

 
Previous Cases Filed On-Site 
 

 Case No. AA-2012-2386-PMEX – Case terminated on November 3, 2014. 
 Case No. TT-41831 – Case terminated on February 24, 1982. 
 
Previous Cases Filed on Surrounding Sites 
 

 Case No. CPC-2014-4893-ZC-DB – On December 29, 2014, the Planning Commission 
approved a Density Bonus project with one off-menu incentive to allow for a maximum height 
of 58.5 feet in lieu of the otherwise maximum permitted height of 30 feet, for the development 
of 27 dwelling units at 1851 N. Highland Avenue.  

 Case No. CPC-2013-521-DB-SPR-1A – On October 28, 2015, the Planning Commission 
approved a Density Bonus project with two on-menu incentives to average floor area ratio, 
density, parking, open space across two separate zones and one off-menu incentive to 
permit a 26-foot increase in height for the development of 224 dwelling units at 1718 N. Las 
Palmas Avenue. 

 
Professional Volunteer Program (PVP) 
 

The proposed project was reviewed by the Department of City Planning’s Urban Design Studio - 
Professional Volunteer Program (PVP) on July 18, 2017. The professional volunteers in 
attendance did not note any issues of concern with the proposed project and appreciated that the 
new building did not completely mimic the existing. The volunteers noted that the project could 
potentially go further with its variation from the existing Montecito building and construct a more 
modern building in appearance. 
The proposed new building will be subordinate to the existing Montecito in scale and massing. 
The new building would be six stories in height, considerably lower than the existing ten-story 
Montecito building. It will also be set back over nine feet behind the existing Montecito's Franklin 
Avenue street wall to preserve the dominant profile of the Montecito when viewed from Franklin 
Avenue. 
 

The design of the new Montecito II building was analyzed as it relates the potential impacts to the 
historic Montecito building. A historic assessment was completed and approved by OHR for the 
proposed project where it was determined that the design of the new building will be deferential 
to that of the existing Montecito. The new building will be simple in design, with little of the 
decorative detail found on the Montecito. The primary facade will be articulated in a manner that 
echoes the rhythm of vertical piers and window bays found on the existing Montecito building with 
a regular, symmetrical arrangement of windows and balconies. 
 
In accordance with Standard 9 of the Secretary of Interior Standards, construction of the proposed 
new residential building would not destroy historic materials or features that characterize the 
historic Montecito building. In accordance with Standard 10, the essential form and integrity of the 
Montecito building would be unimpaired if the proposed new building were removed in the future.  
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After construction of the proposed Montecito II, the distinctive form and design of the historic 
Montecito will remain intact and its architectural features will remain viewable and understandable 
by the public. The proposed new construction also adheres to the important principles identified 
in Preservation Brief 14, issued by the National Park Service U.S. Department of Interior, including 
the preservation of the significant historic materials, features and form of the existing Montecito, 
subordination to the Montecito and compatibility in design. Construction of the proposed new 
residential building would not result in a significant impact to the Montecito. 
 
Public Hearing 
 

A public hearing was conducted jointly by the Deputy Advisory Agency and the Hearing Officer 
on May 16, 2018, at Los Angeles City Hall in Downtown Los Angeles. The hearing was attended 
by approximately twelve (12) people, including the applicant, the applicant’s representatives, a 
representative from the Hollywood Hills West Neighborhood Council, and a representative of 
Council District 13.  
 
Community members in attendance spoke both in support and opposition to the project. Those in 
opposition, including Montecito and neighboring residents, raised concerns relative to 
construction impacts affecting temporary air quality within the existing building, noise impacts, 
temporary traffic impacts, and parking availability during construction. Additional concerns were 
raised regarding the project’s location within the Hollywood Fault and the resulting loss of the 
site’s existing garden that would result from the project. The Vice President of the Hollywood Hills 
West Neighborhood Council and Chair of its Land Use Committee spoke in support of the project, 
referring to the added availability of senior affordable units. Planning Director for the Council 
District 13, Craig Bullock, additionally spoke in support of the project.   
 
The applicant team described the project and its requested entitlements. Members of the team 
shared that the applicant owns and operates 6 properties totaling 474 units of affordable housing 
in Hollywood. They stated that they had a total of 857 individuals on the combined waitlist for 
these properties, which is nearly twice the number of units that they have available. The existing 
Montecito’s waitlist has been closed and not accepting new applications for 4 years. The team 
summarized their outreach efforts, reviewed their plans, noted changes they had made based on 
feedback, and addressed comments received. 
 
At the time of the hearing, the project’s environmental clearance, a Sustainable Communities 
Environmental Assessment, was pending adoption by the City Council. As such, staff received 
and responded to comments and directed community members to submit comments on potential 
environmental impacts to the Council File.  
 
At the hearing, the Advisory Agency noted that they were inclined to approve of the proposed 
parcel map, pending the adoption of the project’s environmental assessment.  
 
Environmental Review 
 

A Sustainable Communities Environmental Assessment (SCEA) for the Montecito II was prepared 
pursuant to Section 21155.2 of the California Public Resources Code. The State of California 
adopted Senate Bill (SB) 375, the Sustainable Communities and Climate Protection Act of 2008, 
to outline growth strategies and better integrate regional land use and transportation planning 
which will help the State meet its greenhouse gas reduction mandates. SB 375 requires the 
State’s 18 metropolitan planning organizations to incorporate a “sustainable communities 
strategy” with the regional transportation plans to achieve their respective region’s greenhouse 
gas emission reduction targets set by the California Air Resources Board (CARB). The Southern 
California Association of Governments (SCAG) is the metropolitan planning organization that has 
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jurisdiction over the project site. SCAG adopted the 2016-2040 Regional Transportation Plan/ 
Sustainable Communities Strategy (2016 RTP/SCS) on April 7, 2016. For the SCAG region, 
CARB has set greenhouse gas reduction targets to 8% below 2005 per capita emissions levels 
by 2020, and 13% below 2005 per capita emissions levels by 2035. The 2016 RTP/SCS outlines 
strategies to meet or exceed the targets set by ARB.  
 
To achieve targets, SB 375 provides CEQA streamlining benefits to transit priority projects 
(TPPs), such as the ability to utilize a Sustainable Communities Environmental Assessment 
(SCEA). Projects that qualify for a SCEA are afforded with the following benefits as it relates to 
CEQA review: 1) They shall not treat as cumulatively considerable cumulative effects adequately 
addressed and mitigated in prior EIRs; 2) They are not required to reference, describe, discuss 
growth inducing impacts or project-specific or cumulative impacts from cars and light-duty truck 
trips generated by the project on global warming or the regional transportation network; and 3) 
They shall be reviewed under ‘substantial evidence standard.’  
 
The project was found to meet the necessary criteria to qualify for a SCEA. An analysis of the 
project, including a detailed explanation of required criteria was published within the completed 
assessment document. The SCEA was released for public comment from April 5, 2018 to May 7, 
2018. On February 20, 2019, the City Council adopted the SCEA for the proposed project; 
however, as the decision maker the City Planning Commission must also adopt the SCEA in 
conjunction with the requested entitlements.  
 
The following are two areas of discussion that were significantly discussed throughout the 
consideration of the SCEA:  
 
Cultural (Historic) Resources: 
 

During the comment period of the SCEA, commenters expressed concerns about potential 
impacts the Montecito II would create to the existing historical resource, the existing Montecito 
building. At the time of initial application submittal, the Montecito was listed in the National 
Register of Historic Places in 1985, and rehabilitated as affordable senior housing that same year. 
A parking lot to the immediate west of the building was converted to the currently existing garden 
space during, or soon after, the 1985 conversion.  
 
The SCEA contains a detailed analysis on potential impacts to the existing Montecito. This 
analysis is based on the Montecito II Historic Resources Technical Report (Historic Resources 
Report), prepared by Historic Resources Group, dated July 2017, included as Appendix C to the 
SCEA. The Historic Resources Report was reviewed by the City of Los Angeles Department of 
City Planning's Office of Historic Resources and by representatives of Hollywood Heritage, Inc., 
an all-volunteer group whose mission is 'to preserve and protect the historic built environment of 
Hollywood'. The Historic Resources Report found that the project will not demolish any historically 
significant resource.  
 
While the project will require partial demolition of the site’s existing garden courtyard space 
located west of the Montecito, this garden was established in or around 1985 and is not 
considered a historic resource. The project will also require demolition of the western portion of 
the surface parking lot located immediately south of the Montecito building for use as a 
landscaped patio space. A one-story hyphen will connect the proposed new building to the 
Montecito building on the first floor. Preservation guidelines state that a successful way to reduce 
material loss when attaching a new exterior addition "is to link the addition to the historic building 
by means of a hyphen or connector. A connector provides a physical link while visually separating 
the old and new, and the connecting passageway penetrates and removes only a small portion 
of the historic wall." The hyphen connection of the proposed new building to the Montecito will 
require the removal of a small portion of historic fabric from the west-facing façade of the 
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Montecito. Removal of historic fabric from its west facing façade would not result in a substantial 
loss of integrity to the existing Montecito building because it would alter only a small portion of 
west-facing façade and the majority of the original fabric and character-defining features of the 
Montecito, including all of the existing original fabric and character defining features of the north, 
east, and south facades, will remain intact. With mitigation to ensure that the proposed connection 
is executed with minimal impact to the important character-defining features of the Montecito 
building, alteration by the proposed Montecito II project would not result in a significant impact to 
the existing Montecito.  
 
New construction that is adjacent to or related to an existing historic resource is addressed in 
Standards 9 and 10 of the of the Secretary of the Interior's Standards for Rehabilitation. Standard 
9 states in part: "New additions, exterior alterations, or related new construction will not destroy 
historic materials, features, and spatial relationships that characterize the property. The new work 
shall be differentiated from the old and shall be compatible with the massing, size, scale, and 
architectural features to protect the historic integrity of the property and its environment." Standard 
10 states that "new additions and adjacent or related new construction shall be undertaken in 
such a manner that if removed in the future, the essential form and integrity of the historic property 
and its environment would be unimpaired." National Park Service "Preservation Brief 14, New 
Exterior Additions to Historic Buildings: Preservation Concerns," provides additional guidance, 
stating that "the first place to consider placing a new addition is in a location where the least 
amount of historic material and character-defining features will be lost. In most cases, this will be 
on a secondary side or rear Preservation Brief 14 goes on to state that "a new addition should 
always be subordinate to the historic building; it should not compete in size, scale or design with 
the historic building. An addition that bears no relationship to the proportions and massing of the 
historic building—in other words, one that overpowers the historic form and changes the scale-
will usually compromise the historic character as well." elevation.  
 
The proposed Montecito II will be located to the west of the existing Montecito, partially obscuring 
its secondary west-facing façade. The parcels immediately west of the Montecito were not 
originally part of the property when the building was originally constructed in 1931. As such, the 
Montecito was designed with the understanding that the parcels to the west might be developed 
with new construction at a later date. The west-facing façade was left largely devoid of the 
decorative detail present on the other three facades, and was also designed with fewer windows 
and a larger light well than the east facade in anticipation of potential new development to the 
west. Compared to the north-, east- and south-facing facades, the west facade is the least 
important façade in terms of architectural detail.  
 
The proposed new building will be subordinate to the Montecito in scale and massing. The new 
building would be six stories in height, considerably lower than the ten-story Montecito. It will also 
be set back over nine feet behind the existing Montecito building’s Franklin Avenue street wall to 
preserve the dominant profile of the Montecito when viewed from Franklin Avenue. The design of 
the new Montecito II building will also be deferential to that of the existing Montecito. The new 
building will be simple in design, with little of the decorative detail found on the Montecito. The 
primary façade will be articulated in a manner that echoes the rhythm of vertical piers and window 
bays found on the existing building with a regular, symmetrical arrangement of windows and 
balconies.  
 
In accordance with Standard 9, construction of the proposed new residential building would not 
destroy historic materials or features that characterize the Montecito property. In accordance with 
Standard 10, the essential form and integrity of the Montecito would be unimpaired if the proposed 
new building were removed in the future. After construction of the Montecito II, the distinctive form 
and design of the existing Montecito will remain intact and its architectural features will remain 
viewable and understandable by the public. The proposed new construction also adheres to the 
important principles identified in Preservation Brief 14, including the preservation of the significant 
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historic materials, features, and form of the Montecito, subordination to the Montecito, and 
compatibility in design. Construction of the proposed new residential building would not result in 
a significant impact to the Montecito building.  
 
The SCEA acknowledges and fully discloses that, based on expert review of the project, 
implementation would result in a visual change to the project area. However, as described 
extensively in the SCEA, Aesthetics, to the extent that there are changes to the visual character 
of the project vicinity, were determined to not result in a significant direct or indirect impact to the 
adjoining Montecito building. As such, the SCEA correctly concludes that impacts to historically 
resources would be less than significant.  
 
Geotechnical: 
  

In 2015, the California Supreme Court in California Building Industry Association v. Bay Area Air 
Quality Management District (CBIA v. BAAQMD) ruled that CEQA generally does not require a 
lead agency to consider the impacts of the environment on the future residents or users of the 
project. Specifically, the decision held that an impact of the existing environment on the project, 
including future users and/or residents, is not an impact for purposes of CEQA. However, if the 
project, including future users and residents, exacerbates existing conditions that already exist, 
that impact must be assessed, including how it might affect future users and/or residents of the 
project. Thus, in accordance with Appendix G of the State CEQA Guidelines and the CBIA v. 
BAAQMD ruling, the project would have a significant impact related to exposure of project 
residents and structures to hazards related to geology and soils only if the project would 
exacerbate existing conditions. Nevertheless,  
 
The SCEA includes an analysis of potential impacts as result of underlying geotechnical 
conditions. The following reports and documentation supported the analysis provided in the 
Geology and Soils section of the SCEA:  
 

• Evaluation of Potential Faulting, New Development at Southwest Corner of Cherokee and 
Franklin, Montecito Apartments 6650 and 6668 Franklin Avenue and 1850 Cherokee 
Court, Hollywood, CA 90028, conducted by Feffer Geological Consulting, dated March 23, 
2016; 

• Response to City of LA Correction Letter, Correction Letter Dated May 4, 2016 Log 
#92628, conducted by Feffer Geological Consulting, dated September 8, 2016; and 
 

• Geology Report Approval Letter, City of Los Angeles Department of Building and Safety, 
dated October 3, 2016.  
 

The SCEA acknowledges and discloses that the project site is located within an Official Alquist 
Priolo Earthquake Fault Zone that was established (November 6, 2014) by the California 
Geological Survey (CGS) for the Hollywood fault. The fault investigation by Feffer Geological 
Consulting included four test pits, eight bucket auger borings, two continuous core borings, four 
cone penetration tests, three trenches. The exploration identified artificial fill and several alluvial 
and colluvial units of various age on the site. Bedrock was identified at the northerly part of the 
site. Feffer Geological Consulting identified two faults crossing the subject site, which have been 
determined to be inactive; meaning there is unbroken soil overlying inactive faults which is older 
than 11,000 years. The City of Los Angeles Department of Building and Safety (LADBS) has 
determined that the referenced reports prepared by Feffer Geological Consulting are acceptable, 
and that the risk of loss, injury, or death involving the rupture of a known earthquake fault would 
be less than significant, provided the required Regulatory Compliance Measures are complied 
with during site development.  
 



CPC-2017-1503-DB-CU-SPR A-18 

 

In addition, impacts related to strong seismic ground shaking will be reduced to a less than 
significant level by following all relevant California Building Code (CBC) and the City of Los 
Angeles Uniform Building Code (UBC) seismic standards; as well as the recommendations of the 
Geology Report, and the conditions contained in the Geology Report Approval Letter, as required 
by the City of Los Angeles Department of Building and Safety (LADBS).  
 
The SCEA acknowledges and discloses that the project site is located in a designated liquefaction 
hazard zone as shown on the "Seismic Hazard Zones" map issued by the CGS; however, the 
potential liquefaction hazard would be addressed during the final construction development phase 
and design of the building foundations by the structural engineer in concert with the geotechnical 
engineer. Further, compliance with all relevant CBC and the City of Los Angeles UBC seismic 
standards, as well as the recommendations of the Geology Report, and the conditions contained 
in the Geology Report Approval Letter, dated October 3, 2016, as required by the LADBS were 
determined to ensure that potential impacts would be reduced to less than significant levels. 
 
Conclusion 
 

Based on the Public Hearing and information submitted to the record, staff is recommending that 
the City Planning Commission approve with conditions the project’s Site Plan Review; the 
Conditional Use Permit to allow a 35% Density Bonus under 12.22-A.25 (totaling 77 units) and an 
additional 142% Density Bonus increase pursuant to 12.24-U.26, totaling a cumulative 226% 
Density Increase from the base 57 units, for a 100% senior affordable apartment building, utilizing 
Assembly Bill 744 parking option of 0.5 parking spaces per bedroom. Staff also recommends 
approval of the requested incentives as they relate to an increase in height and reduced setbacks.  
 
Staff also recommends that the City Planning Commission find, pursuant to Public Resources 
Code, Section 21155.2, after consideration of the whole of the administrative record, including 
the SB 375 Sustainable Communities Environmental Assessment, No. ENV-2017-1504-SCEA 
("SCEA"), and all comments received, after imposition of all mitigation measures there is no 
substantial evidence that the project will have a significant effect on the environment; FIND that 
the City Council held a hearing on and adopted the SCEA on February 20, 2019 (CF 18-0412) 
pursuant to Public Resources Code (PRC) Section 21155.2(b )(6); FIND the Project is a "transit 
priority project" as defined by PRC Section 21155 and the Project has incorporated all feasible 
mitigation measures, performance standards, or criteria set forth in prior EIR(s), including SCAG 
2016-2040 RTP/SCS EIR SCH No. 2015031035; FIND all potentially significant effects required 
to be identified in the initial study have been identified and analyzed in the SCEA; FIND with 
respect to each significant effect on the environment required to be identified in the initial study 
for the SCEA, changes or alterations have been required in or incorporated into the Project that 
avoid or mitigate the significant effects to a level of insignificance or those changes or alterations 
are within the responsibility and jurisdiction of another public agency and have been, or can and 
should be, adopted by that other agency; FIND the SCEA reflects the independent judgment and 
analysis of the City; FIND the mitigation measures have been made enforceable conditions on 
the project; and adopted the SCEA and the Mitigation Monitoring Program prepared for the SCEA.
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CONDITIONS OF APPROVAL 
 

Pursuant to Sections 12.24-U.26 and 16.05 of the Los Angeles Municipal Code, the following 
conditions are hereby imposed upon the use of the subject property: 

 
1. Use. All other use, height and area regulations of the Municipal Code and all other applicable 

government/regulatory agencies shall be strictly complied with in the development and use of 
the property, except as such regulations are herein specifically varied or required.  
 

2. Development. The use and development of the property shall be in substantial conformance 
with the plot plan submitted with the application and marked Exhibit "A", dated October 10, 
2017, except as may be revised as a result of this action. No change to the plans will be made 
without prior review by the Department of City Planning, and written approval by the Director 
of Planning, with each change being identified and justified in writing. Minor deviations may 
be allowed in order to comply with provisions of the Municipal Code, the subject conditions, 
and the intent of the subject permit authorization. 

 
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. A copy of the first page of this grant and all Conditions and/or any subsequent appeal of this 

grant and its resultant Conditions and/or letters of clarification shall be printed on the building 
plans submitted to the Development Services Center and the Department of Building and 
Safety for purposes of having a building permit issued. 
 

Density Bone/Conditional Use 
 
5. Residential Density. The project, inclusive of existing units, shall be limited to a maximum 

density of 186 residential units including Density Bonus Units. 
 

6. Affordable Units. With exception to the two manager’s units, 100% of the project’s residential 
units shall be reserved as affordable units for Very-Low, Low, or a combination of Very-Low 
and Low Income Households, as defined by the State Density Bonus Law 65915(C)(2). 

 
7. Granted Incentives. The project shall be eligible for the following three (3) incentives: 

 
a. An increase in height to permit a new building with 76-feet, 8-inches in height in lieu of 

the otherwise permitted 72-foot height limit pursuant to Ordinance 165,656 and LAMC 
12.21.1 B.2 for a site with more than 20 feet of grade change; 

b. A decrease in yards to permit a 4-foot, 6-inch northerly side yard fronting Franklin 
Boulevard in lieu of the otherwise required 9 feet for a 6-story building pursuant to 
LAMC 12.11 C.2; and 

c. A decrease in yards to permit a 10-foot rear yard in lieu of the otherwise required 18-
foot rear yard for a 6- story building pursuant to LAMC 12.11 C.3; 

8. Changes in Restricted Units. Deviations that increase the number of restricted affordable 
units or that change the composition of units or change parking numbers shall be consistent 
with L.A.M.C. Section 12.22-A,25. 

 
9. Tenant Habitability Program. The applicant shall be subject to all requirements of the City’s 

Tenant Habitability Program, which includes but is not limited to the submission of the 
documentation to describe and address the impact of any proposed construction on the 



CPC-2017-1504-DB-CU-SPR C-2 

 

habitability of affected rental units, including a discussion of impact severity and duration with 
regard to noise, utility interruption, exposure to hazardous materials, interruption of fire safety 
systems, inaccessibility of all or portions of each affected rental unit, and disruption of other 
tenant services, to the satisfaction of Los Angeles Housing and Community Investment 
Department. 

  
10. Tenant Relocation. Any tenant located in a unit that will be modified as a result of the project 

shall be offered temporary rental housing within a vacant unit of the existing Montecito building 
or within a comparable unit, owned the property owner, and located within 3 miles of the 
subject site.  

a. Any incurred moving expenses shall be paid by the applicant.  

b. The temporary rental housing shall be comparable to the tenant household’s existing 
housing in location, size, number of bedrooms, accessibility, type, and quality of 
construction, and proximity to services and institutions upon which the displaced 
tenant household depends. 

c. Upon completion of the Montecito II, the tenant shall be offered a unit within the new 
building at a rate equal to what they pay for their existing unit.   

d. These requirements shall be implemented in accordance with any requirements of the 
City’s Tenant Habitability Program. 

i. As defined in the City’s Tenant Habitability Program, the temporary relocation of a 
tenant from his/her permanent place of residence shall not constitute the voluntary 
vacation of the unit and shall not terminate the status and rights of a tenant, 
including the right to reoccupy the same unit, upon the completion of the Primary 
Renovation Work and any Related Work, subject to any rent adjustments as may 
be authorized under this chapter. 

  
11. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 

covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make all non-manager’s units available to Very-Low, Low, or a 
combination of Very-Low and Low Income Households, for sale or rental as determined to be 
affordable to such households by HCIDLA for a period of 55 years. Enforcement of the terms 
of said covenant shall be the responsibility of HCIDLA. The applicant will present a copy of 
the recorded covenant to the Department of City Planning for inclusion in this file and to the 
Council Office and Neighborhood Council. The project shall comply with the Guidelines for 
the Affordable Housing Incentives Program adopted by the City Planning Commission and 
with any monitoring requirements established by the HCIDLA. Refer to the Density Bonus 
Legislation Background section of this determination. 
 

12. Adjustment of Parking. In the event that the number of Restricted Affordable Units should 
increase, or the composition of such units should change (i.e. the number of bedrooms, or the 
number of units made available to Senior Citizens and/or Disabled Persons), or the applicant 
selects another Parking Option (including Bicycle Parking Ordinance) and no other Condition 
of Approval or incentive is affected, then no modification of this determination shall be 
necessary, and the number of parking spaces shall be re-calculated by the Department of 
Building and Safety based upon the ratios set forth pursuant to L.A.M.C. Section 12.22-A,25. 

 
13. Electric Vehicle Parking. The project shall include at least 20 percent 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 
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EV charging locations at their full rated amperage. Plan design shall be based upon Level 2 
or greater EVSE at its maximum operating ampacity. Of the twenty percent EV Ready parking, 
five percent of the total code required parking spaces shall 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 five percent results in a fractional space, round 
up to the next whole number. A label stating "EVCAPABLE" shall be posted in a conspicuous 
place at the service panel or subpanel and next to the raceway termination point.  

 
14. Unbundled Parking. Market-rate residential parking shall be unbundled from the cost of the 

rental units.  
 
Site Plan Review 
 
15. Bicycle Parking. On-site bicycle parking shall be provided in accordance with LAMC Section 

12.21 A16(a)(1)(i)(b). 
 

16. Solar Panels. The project shall dedicate a minimum of 15% of the available rooftop space, 
for the installation of a solar power system as part of an operational photovoltaic system to be 
maintained for the life of the project, in substantial conformance with the plans stamped 
“Exhibit A”. 
 

17. Construction Equipment. The project contractor shall use power construction equipment 
with state-of-the-art noise shielding and muffling devices. On-site power generators shall 
either be plug-in electric or solar powered. 

 
18. Construction Traffic Management Plan. A Construction Management Plan shall be 

prepared and approved by the Department of Transportation prior to the issuance of any 
construction permits, to incorporate traffic and parking best management practices, as well as 
a Worksite Traffic Control Plan specifying the details of any sidewalk or lane closures. The 
Worksite Traffic Control Plan shall identify all traffic control measures, signs, delineators, and 
work instructions to be implemented by the construction contractor through the duration of the 
demolition and construction activity. The Traffic and Parking Best Management Practices to 
be included in these plans shall include but not be limited to: 

 
a. Maintain access for land uses near the Project site during construction. 
b. Schedule construction material deliveries to off-peak periods to the extent possible. 

 
c. Limit obstruction of traffic lanes to the extent feasible on Franklin or Cherokee 

adjacent to the Project site. 
 
d. Organize site deliveries and the staging of all equipment and materials in the most 

efficient manner possible, and on-site where possible, to avoid an impact to the 
surrounding roadways. 

 
e. Coordinate truck activity and deliveries to ensure trucks do not wait to unload or load 

at the site and impact roadway traffic. If needed, utilize an organized off-site staging 
area. 

 
f. Control truck and vehicle access to the Project site with flagmen.  

 
g. Limit sidewalk and lane closures to the maximum extent possible, and avoid peak 

hours to the extent possible. Where such closures are necessary, a Worksite Traffic 
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Control Plan will be prepared for approval by the City, to facilitate traffic and 
pedestrian movement, to minimize any potential impacts. 

 
h. Onsite construction worker parking will be limited to key management personnel only. 

Parking for tradesmen will not be provided onsite. Therefore, construction workers 
will utilize parking in public pay lots in the surrounding areas and get shuttled in. 

 
i. Public Parking Lots: 

 

• Lot 649: Schrader & Sunset Parking Lot, 1533 N Schrader Blvd, 
Hollywood;  

• Lot 670: Cherokee & Hollywood Parking Garage, 1710 Cherokee Ave, 
Hollywood; 

• Lot 702: Vine & Hollywood Parking Lot, 1625 N Vine St, Hollywood;  
• Lot 742: Wilcox & Hollywood Parking Lot 1637 N Wilcox Ave, Hollywood  
• Lot 745: Hollywood & Highland Parking Garage, 6801 Hollywood Blvd, 

Hollywood  
• Other private parking lots may be used. 

 
19. 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 the 
Department of Water and Power in consultation with the Department of City Planning. 

 
20. Design.  

a. Office of Historic Resources Review. Prior to the issuance of a building permit, the 
subject building shall be reviewed by the Office of Historic Resources to ensure 
consistency with the plans that were considered within the previously approved 
Historic Assessment for the project.  

 
b. Transformer. The project proposed transformer shall be screened so as to not be visible 

from Franklin Avenue.   
 

21. Open Space. The project shall provide a minimum of 8,300 square feet of open space. 
 

a. All common open space/amenity areas shall be made available to all tenants of the 
subject site, including existing tenants of The Montecito.  

 
Environmental Conditions 
 

MM-1 That a sign be required on site clearly stating a contact/complaint telephone 
number that provides contact to a live voice, not a recording or voice mail, during 
all hours of construction, the construction site address, and the tract map 
number.  YOU ARE REQUIRED TO POST THE SIGN 7 DAYS BEFORE 
CONSTRUCTION IS TO BEGIN. 

 
• Locate the sign in a conspicuous place on the subject site or structure (if 

developed) so that it can be easily read by the public.  The sign must be 
sturdily attached to a wooden post if it will be free-standing. 

 
• Regardless of who posts the site, it is always the responsibility of the 

applicant to assure that the notice is firmly attached, legible, and remains 
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in that condition throughout the entire construction period. 
 
• If the case involves more than one street frontage, post a sign on each 

street frontage involved.  If a site exceeds five (5) acres in size, a separate 
notice of posting will be required for each five (5) acres, or portion thereof.  
Each sign must be posted in a prominent location. 

 
MM-2 The applicant will engage a historic preservation consultant that meets 

the  Secretary  of  the  Interior’s  Professional  Qualifications  Standards  to  en
sure  that  the  connection  from  the  proposed  new  building  to  the Montecito 
Apartments is done with a minimum loss of historic fabric in 
compliance  with  the  Secretary  of  the  Interior’s  Standards  for  Rehabilitation. 
The historic preservation consultant will review drawings and conduct on‐site 
construction monitoring throughout the construction phase. 

 
MM-3 The project shall include a  shoring  plan  to  ensure  the  protection  of  the     

Montecito Apartments during construction from damage due to 
underground  excavation  and  general  construction  procedures  and  to          
reduce the possibility of settlement due to the removal of adjacent soil. 

 
MM-4 In the event that archaeological resources are uncovered on the Project Site 

during grading or other construction activities, the Applicant must notify the City 
of Los Angeles Planning Department immediately and work must stop within a 
100-foot radius until a qualified archeologist to be approved by the City, has 
evaluated the find. Construction activity may continue unimpeded on other 
portions of the Project Site. If the find is determined by the qualified archeologist 
to be a unique archeological resource, as defined by Section 21083.2 of the 
Public Resources Code, the site shall be treated in accordance with the 
provisions of Section 21083.2 of the Public Resources Code. 

 
MM-5 If paleontological resources are discovered during excavation, grading, or 

construction, the City of Los Angeles Department of Building and Safety shall be 
notified immediately, and all work shall cease in the area of the find until a 
qualified paleontologist evaluates the find. A qualified paleontologist shall be 
retained to perform periodic inspections of excavation and grading activities of 
the Project Site. The frequency of inspections shall be based on consultation 
with the paleontologist and shall depend on the rate of excavation and grading 
activities, the materials being excavated, and if found, the abundance and type 
of fossils encountered. If paleontological materials are encountered, the 
paleontologist shall be allowed to temporarily divert or redirect grading and 
excavation activities in the area of the exposed material to facilitate evaluation 
and, if appropriate, salvage. The paleontologist shall assess the discovered 
material(s) and prepare a survey, study, or report evaluating the impact. The 
Applicant shall comply with the recommendations of the evaluating 
paleontologist, as contained in the survey, study or report, and a copy of the 
paleontological survey, study or report shall be submitted to the Los Angeles 
County Natural History Museum. Ground-disturbing activities may resume once 
the paleontologist’s recommendations have been implemented to the 
satisfaction of the paleontologist. 
 

MM-6 All powered construction equipment shall be equipped with exhaust mufflers or 
other suitable noise reduction devices capable of achieving a sound attenuation 
of at least 3 dBA. 
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MM-7 Temporary sound barriers capable of achieving a sound attenuation of at least 
10 dBA shall be erected along the Project’s northern and western boundaries to 
obstruct line of sight noise travel from the Project site to Canyon Co-Op School, 
Las Palmas Senior Citizen Center, and Franklin Avenue Residences.  

 
MM-8 At the Project’s eastern and southern boundaries, temporary sound barriers 

capable of achieving a sound attenuation of at least 15 dBA shall be erected to 
obstruct line of sight noise travel between the Project site and Cherokee Avenue 
Residences.  

 
MM-9 Pedestrian Safety 
 

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 shall 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. 

 
PDF-1 The project applicant shall ensure that construction vehicles avoid, to the extent 

feasible, travel on Las Palmas Avenue adjacent to the Canyon Co‐Op School and 
Las Palmas Senior Citizen Center. 
 

PDF-2 The project applicant shall provide advance notification to the Canyon Co‐
Op School and Las Palmas Senior Citizen Center of the Project’s anticipated 
general construction schedule and a specific schedule for site grading and 
preparation activities. Any earth moving activities shall be scheduled to avoid or 
minimize overlap with school activities, particularly outdoor play periods. 
The project applicant shall coordinate with administrative staff at Canyon Co‐Op 
School and Las Palmas Senior Citizen Center to seal any building leaks 
adjacent to the construction site. 

 
PDF-3 The project applicant shall provide dense windscreens on chain link fences gates 

at Canyon Co-Op School and Las Palmas Senior Citizen Center facing the 
Project Site to reduce dispersion of any dust plumes from earth moving activities. 
The applicant shall submit site plans and building plans as necessary to the 
LAPD Crime Prevention Unit to ensure the design incorporates building design 
standards that enhance police protection and meet Design Out Crime 
Guidelines. The project includes, but is not limited to, the following features: 

 
a. Natural surveillance: Physical features, activities, and people gathering are 

as are placed in a way that maximizes visibility. 
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b. Mix of uses that provide good visual connection between uses, and no 

ambiguous unassigned spaces. 
 

c. Natural access control: Restricting or encouraging people to come into a 
space through the placement of entrances, exits, fencing, landscaping, and 
lighting, which provide nighttime vision for pedestrians, residents, and 
businesspeople to permit pedestrians to see one another. 

 
d. Clear well-lit paths from the street to the development through parking and 

landscape areas and within the development to building entries.  
 

e. Territorial reinforcement: The establishment of the building perimeter 
creates physical attributes to define ownership and separate public and 
private spaces.  

 
PDF-4 During construction, security measures shall be provided including security fen

cing, lighting, and locked entries around the construction zones. 
 
Administrative Conditions of Approval 
 
22. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 

of consultations, review or approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning for placement in the subject file. 

 
23. Code Compliance. All area, height and use regulations of the zone classification of the 

subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise. 
 

24. 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 shall run with the land and shall be binding on any 
subsequent property owners, heirs or assign. The agreement must 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. 

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

mean those agencies, public officials, legislation or their successors, designees or 
amendment to any legislation. 
 

26. 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 
amendments thereto. 
 

27. Building Plans. A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall be printed 
on the building plans submitted to the Development Services Center and the Department of 
Building and Safety for purposes of having a building permit issued. 
 

28. Corrective Conditions. The authorized use shall be conducted at all time with due regards 
to the character of the surrounding district, and the right is reserved to the City Planning 
Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code to impose 
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additional corrective conditions, if in the Commission’s or Director’s opinion such conditions 
are proven necessary for the protection of persons in the neighborhood or occupants of 
adjacent property.  
 

29. Expediting Processing Section. Prior to the clearance of any conditions, the applicant shall 
show that all fees have been paid to the Department of City Planning Expedited Processing 
Section. 
 

30. Indemnification and Reimbursement of Litigation Costs 
 
Applicant shall do all of the following: 

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

relating to or arising out of, in whole or in part, 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. 

 
b. Reimburse the City for any and all costs incurred in defense of an action related to or 

arising out of, in whole or in part, 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. 

 
c. 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 (b). 

 
d. 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 (b). 

 
e. 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 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 
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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 include 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 
 

In order for the Conditional Use and Site Plan Review to be granted, all legally mandated findings 
delineated in Sections 12.22-A.25, 12.24-U,26 and 16.05 of the Los Angeles Municipal Code must 
be made in the affirmative:  
 
Density Bonus/Affordable Housing Incentives / Waivers Compliance Findings 
 
1. Pursuant to Section 12.22-A,25 of the LAMC and Government Code 65915, the 

Director shall approved a density bonus and requested incentive(s) / waiver(s) unless 
the director finds that:  
 

a. The incentives/waivers do not result in identifiable and actual cost reductions to provide 
for affordable housing costs as defined in California Health and Safety Code Section 
50052.5 or Section 50053 for rents for the affordable units.  

 

The record does not contain substantial evidence that would allow the City Planning 
Commission to make a finding that the requested incentives / waivers do not result in 
identifiable and actual cost reduction to provide for affordable housing costs per State 
Law. The California Health & Safety Code Sections 50052.5 and 50053 define formulas 
for calculating affordable housing costs for very-low, low, and moderate income 
households. Section 50052.5 addresses owner-occupied housing and Section 50053 
addresses rental households. Affordable housing costs are a calculation of residential rent 
or ownership pricing not to exceed 25 percent gross income based on area median income 
thresholds dependent on affordability levels. 

In order to qualify for three incentives a project must agree to set aside a minimum of 15% 
of the base units for Very Low Income Households or 30% of the base units for Low 
Income Households.  Based on the applicant’s proposal to make all but the manager’s 
unit affordable for either Low or Very Low Income Households, the Project by design 
qualifies for three incentives regardless of the mix of units reserved for Low or Very Low 
Income Households. 
 
The project will provide the requisite number of base units for very-low and low- income 
household as a means to qualify for the requested incentive for height. The list of on-menu 
incentives in 12.22-A,25, including the herein request of 11 additional feet, were pre-
evaluated at the time the Density Bonus Ordinance was adopted to include types of relief 
that minimize restrictions on the size of the project. As such, the Department of City 
Planning will always arrive at the conclusion that the density bonus on-menu incentives 
are required to provide for affordable housing costs because the incentives, by their 
nature, increase the size of the project.  
 
The requested incentives to reduce required setbacks are not expressed in the Menu of 
Incentives per LAMC Section 12.22-A,25(f) and, as such, is subject to LAMC Section 
12.22-A,25(g)(3). The requested setback requirements will result in a building design that 
provides cost reductions for affordable housing. The requested incentives allow the 
developer to expand the building envelope so the additional and affordable units can be 
constructed and the overall space dedicated to residential uses is increased. These 
incentives support the applicant’s decision to set construct a 100% senior affordable 
housing development with income restricted units set aside for a period of 55 years. 
 

b. The incentives/waivers will have a specific adverse impact upon public health and safety 
or the physical environment, or on any real property that is listed in the California Register 
of Historical Resources and for which there are no feasible method to satisfactorily 
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mitigate or avoid the Specific Adverse Impact without rendering the development 
unaffordable to Very Low, Low and Moderate Income households.  Inconsistency with the 
zoning ordinance or the general plan land use designation shall not constitute a specific, 
adverse impact upon the public health or safety.  

 

There is no substantial evidence in the record that the proposed incentives / waivers will 
have a specific adverse impact.  A “specific adverse impact” is defined as, “a significant, 
quantifiable, direct and unavoidable impact based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete” (LAMC Section 12.22-A,25(b)).  As required by Section 
12.22-A,25(e)(2), the project meets the eligibility criterion that is required for density bonus 
projects. While the project involves a contributing structure on the City of Los Angeles list 
of Historical Cultural Monuments, the project has been determined to not have a specific 
adverse impact on the existing structure based on the proposed project plans. All 
proposed construction work will be completed in a manner that will abide by existing 
building code requirements, ensuring that  the project will not have a direct and 
unavoidable impact based on objective, identified written public health or safety standards, 
policies, or conditions as they existed on the date the application was deemed complete. 
Therefore, there is no substantial evidence that the proposed incentive(s)/waiver(s) will 
have a specific adverse impact on public health and safety.  

c. The incentives/waivers are contrary to state or federal law. 

There is no substantial evidence in the record that the proposed incentives/waivers are 
contrary to state or federal law.   

Conditional Use Findings, Pursuant to LAMC Section 12.24-U.26 
Findings for a Density Bonus for a Housing Development Project in Which the Density Increase 
Is Greater than the Maximum Permitted in Section 12.22 A.25.  (Amended by Ord. No. 185,373, 
Eff. 2/26/18.) 
 
1. That the project will enhance the built environment in the surrounding neighborhood 

or will perform a function or provide a service that is essential or beneficial to the 
community, city, or region. 

 
The proposed project will provide rent-restricted senior housing that will provide a needed 
housing resource for the surrounding community. Senior housing is a low-impact use, given 
the low number of vehicle trips, noise, vice, and nuisance uses. The proposed project will add 
67 new residential units that will be covenanted with the City of Los Angeles, which will protect 
residents against burdensome rent increases. The location of the project in an established 
residential neighborhood, on the site of an existing senior housing development (The 
Montecito), and adjacent to the Las Palmas Senior Center. Resources provided on-site by 
way of open space uses and in the neighborhood by way of local transit and senior center will 
allow local Hollywood residents to age in place, surrounded by their own community and 
service providers. Therefore, the project enhances the built environment of an established 
senior citizen community, performs a function, and provides a service that is essential and 
beneficial to the community, city, and region.  

  
2. That the project's location, size, height, operations and other significant features will 

be compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood, or the public health, welfare, and safety. 

 
The proposed Montecito II has a proposed height of 76 feet, 8 inches and is adjacent to the 
existing 130-foot Montecito building. The new building is therefore approximately 53 feet lower 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lapz)$jumplink_q=%5bfield%20folio-destination-name:'12.22.'%5d$jumplink_md=target-id=JD_12.22.


CPC-2017-1503-DB-CU-SPR F-3 

 

than the adjacent building. The operations in the new building will similar to the existing 
Montecito building and will provide on-site amenities that will be accessible to existing and 
future residents of the entire site. To the west, the Las Palmas Senior Center is buffered from 
the subject property by landscaping and fronts toward Las Palmas Avenue. To the south, two- 
and four-story buildings will be buffered from the Montecito II with an existing wall and a 15-
foot side yard, which exceeds the 9-foot side yard required by LAMC 12.11. This area will be 
landscaped to buffer the transition between the new and existing buildings.  
 
The façade of the Montecito II has been thoughtfully designed to contribute to the stately art 
deco theme of the existing improvements at the subject property. Parcels located immediately 
west of the existing Montecito building, where the Montecito II is proposed, were not originally 
part of the Montecito property when the building was originally constructed in 1931. As such, 
the Montecito building was designed with the understanding that the parcels to the west might 
be developed with new construction at a later date. The west-facing façade of the existing 
Montecito was left largely devoid of the decorative detail present on the other three facades 
and was also designed with fewer windows and a larger light well than the east façade in 
anticipation of potential new development to the west. Compared to the north-, east- and 
south-facing facades, the west façade, where the proposed Montecito II would be located, is 
the least important façade in terms of architectural detail. 
The Montecito II provides a variety of architectural materials and building planes, with noted 
attention to create a pedestrian-scaled project at the street level. The architectural design of 
the building is intended to reference the adjacent historical Montecito building without 
attempting to copy the 1920’s art deco theme. The building incorporates clean lines and 
articulated details. The design alternates textures, colors, materials, and architectural 
treatments to add visual interest while avoiding dull and repetitive facades. The proposed 
landscaping plan provides a mix of ground cover and trees intended to complement the 
architecture exhibit a level of temperature hardiness and require low water use.  
 
Therefore, the project’s location, size, height, operations, and features will be compatible with 
or will not degrade adjacent properties, the surrounding neighborhood, or the public health, 
welfare, and safety. 

 
3. That the project substantially conforms with the purpose, intent and provisions of the 

General Plan, the applicable community plan, and any applicable specific plan. 
 

The subject site is designated for High Density Residential land uses within the Hollywood 
Community Plan. As proposed, the project advances several specific goals and objectives of 
the existing community plan: 
 
Hollywood Community Plan: Housing.  The intensity of residential land use in this Plan and 
the density of the population which can be accommodated thereon shall be limited in 
accordance with the following criteria: 
 
1. The adequacy of the existing and assured circulation and public transportation systems 

within the area;  
 

As an urban infill development site, the property has access to public transportation.  The 
site is serviced by the DASH Hollywood line, directly abutting the property. Additionally, 
there are several major bus routes running along Franklin Avenue, Highland Avenue, 
Hollywood Boulevard and Cahuenga Boulevard. The property is less than one-half mile 
from the Hollywood/Highland Station of the Metro Red Line. Additionally, the site’s 
proximity to Highway 101, Hollywood Boulevard, and Highland Avenue ensures adequate 
access to arterials roads and freeways for regional vehicular travel.  
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2. The availability of sewers, drainage facilities, fire protection services and facilities, and 
other public utilities;  

 
The property has existing connections to sewer and drainage facilities, and is served by 
Los Angeles Fire Department, Fire Station 27 (1327 Cole Avenue - 1 miles from subject 
property) and the Los Angeles Police Department, Hollywood Division (1358 N. Wilcox 
Avenue – 0.9 miles from subject property).   

 
3. The steepness of the topography of the various parts of the area, and the suitability of 

the geology of the area for development.   
 

The property is located on a sloping site improved with an existing residential building and 
is surrounded by other multi-family residential buildings. A seismic hazard study has been 
conducted on the site including trenching required for a project in an Alquist-Priolo Zone 
and has cleared the site for development by the Department of Building and Safety.       

 
Features: 
 

Additional low and moderate-income housing is needed in all parts of this Community. Density 
bonuses for provision of such housing through Government Code 65915 may be granted in 
the Low-Medium I or less restrictive residential categories. 
 
The project site is designated for High Density Residential uses and surrounded by other 
medium- and high-density residential development. The project is utilizing Government Code 
65915 to achieve development waivers that will produce 67 new affordable senior housing 
units in the Hollywood Community Plan Area. 
 
General Plan Framework Element: The Framework Element for the General Plan 
(Framework Element) was adopted by the City of Los Angeles in December 1996 and 
re-adopted in August 2001. The Framework Element provides guidance regarding policy 
issues for the entire City of Los Angeles, including the project site. The Framework Element 
also sets forth a Citywide comprehensive long-range growth strategy and defines Citywide 
polices regarding such issues as land use, housing, urban form, neighborhood design, open 
space, economic development, transportation, infrastructure, and public services. The 
Framework Element includes the following goals, objectives and policies relevant to the 
instant request: 

 
Goal 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of 
economically depressed areas, conservation of existing residential neighborhoods, 
equitable distribution of public resources, conservation of natural resources, provision 
of adequate infrastructure and public services, reduction of traffic congestion and 
improvement of air quality, enhancement of recreation and open space opportunities, 
assurance of environmental justice and a healthful living environment, and 
achievement of the vision for a more livable city. 
 

Objective 3.1: Accommodate a diversity of uses that support the needs of the City's 
existing and future residents, businesses, and visitors. 

 

Policy 3.1.4: Accommodate new development in accordance with land use and 
density provisions of the General Plan Framework Long-Range Land Use 
Diagram.  
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The proposed project will result in the development of a multi-family residential 
structure that provides 68 dwelling units, with all but one manager’s unit reserved for 
Very-Low Income Households, thereby contributing toward and facilitating the City’s 
long-term economic viability and vision for a more livable city.  
 
According to the General Plan Framework Long-Range Land Use Diagram for the 
Metro Subarea (Figure 3-1), the project site is located in or adjacent to a designated 
Regional Center near the intersection of Hollywood Boulevard and La Brea Avenue. 
Residential development in proximity of these Regional Centers will shorten and 
lessen the need for vehicle trips and vehicle miles traveled.  

 
Thus, the project is consistent with Goal 3A, Objective 3.1, and Policy 3.1.4 of the 
General Plan Framework.  

 
Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles 
traveled, and air pollution. 
 

Policy 3.2.1: Provide a pattern of development consisting of distinct districts, 
centers, boulevards, and neighborhoods that are differentiated by their 
functional role, scale, and character. This shall be accomplished by 
considering factors such as the existing concentrations of use, community-
oriented activity centers that currently or potentially service adjacent 
neighborhoods, and existing or potential public transit corridors and stations. 
 

The project is proper in relation to the project’s location within the High-Density 
Residential land use designation, and its proximity to rail, bus transit stations, and 
major corridors. The approval allows for more intense, mixed-use development of the 
subject property, while reducing vehicular trips to and from the project, vehicle miles 
traveled, and air pollution.  

 
Additionally, the project’s location on an existing, under-utilized residentially zoned 
property enables the city to conserve nearby existing stable residential neighborhoods 
and lower-intensity commercial districts by allowing controlled growth away from such 
neighborhoods and districts.  
 
Regional access to the project site is provided by U.S. Highway 101 (US 101), 
approximately 0.4 miles to the east of the site. Other regional access is provided by 
Hollywood Boulevard, two blocks south of the site, and Highland Avenue, two blocks 
to the west. The site is served by the DASH Hollywood line, directly abutting the 
property. The project site is adjacent to the Franklin/Cherokee stop of the DASH 
Hollywood route, which is a fixed bus route that operates at least eight times per day.  
Additionally, there are several major bus routes running along Franklin Avenue, 
Highland Avenue, Hollywood Boulevard and Cahuenga Boulevard. The site is less 
than one-half mile from the Hollywood/Highland Station of the Metro Red Line. 
 
Thus, the project is consistent with Objective 3.2 and Policy 3.2.1 of the General Plan 
Framework as well as Chapter 4, which speaks to goals, objectives, and policies 
regarding housing within the City of Los Angeles.  

 
Goal 4A: An equitable distribution of housing opportunities by type and cost accessible 
to all residents of the City. 
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Objective 4.1: Plan the capacity for and develop incentives to encourage 
production of an adequate supply of housing units of various types within each City 
sub-region to meet the projected housing needs by income level of the future 
population to the year 2010. 

 
Policy 4.1.1: Provide sufficient land use and density to accommodate an 
adequate supply of housing units by type and cost within each City sub-region 
to meet the twenty-year projections of housing needs. 

 
Policy 4.1.6: Create incentives and give priorities in permit processing for low- 
and very-low income housing developments throughout the City. 

 
Housing Element: The Housing Element of the General Plan provides land use policies 
and programs that encourage development of affordable housing across the City. The 
project is consistent with the following policies of the Housing Element of the General Plan: 

 
Goal 1:  A City where housing production and preservation result 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.  

 
The fastest growing age group aligns broadly with the “baby boom” generation, which 
is currently between about 45 and 65 years old. There are about 190,000 more people 
in the City within this age group, compared to 10 years ago. The number of “new 
seniors” (from 2000 to 2010) increased faster in the Los Angeles region than New York 
or any other metropolitan area2 (p. 1-5). 
 
According to demographers, the next decade will be marked by growth of households 
without children, primarily by those headed by householders aged 55 and older3. While 
the City’s overall population is projected to increase by about 4.5% between 2010 and 
2020, its senior population (65 and older) is expected to grow by approximately 45% 
percent during this time period (to approximately 562,992)4. By 2020, seniors are 
expected to account for more than 14% of the City’s households, compared to 10.5% 
in 2010. This far exceeds the growth of any other age groups in the City. The 
increasing numbers of older Angelenos will have important effects on the demand for 
housing to come (p.1-6). 
 
Older adults over the age of 65 own their homes at the highest rate of any age group 
(58%).5 While most are likely to want to stay in their homes as long as they can, many 
older adults may seek out alternative housing options. When seniors move, they are 
most likely to move into rental apartments. Statewide projections for California indicate 
that, of those turning 65 in 2011, approximately 60% will have moved into apartments 
by 20296. The additional demand placed on the City’s rental stock by the aging 
population will be highly significant. (p. 1-18). 
 
Seniors should have options allowing them to live in the most integrated setting 
possible. To provide for this, a full spectrum of affordable housing is needed, from 

                                                
2  Referenced in the Housing Element: Mcllwain, John K  “Seniors: In Which Metro Region are They Living?” Urban Land Institute  
February 23, 2012  http://urbanland uli org/ Articles/2012/Feb/McIlwainSeniors1 
3 Referenced in the Housing Element: Nelson, Arthur C  “The New California Dream: How Demographic and Economic Trends May 
Shape the Housing Market,” Urban Land Institute, Washington DC  (2011)  
4 Referenced in the Housing Element: Economic Roundtable  “Affordable Housing Benefit Fee Study”  (2011)  Underwritten by the 
HCIDLA and DCP 
5 Referenced in the Housing Element: U S  Census Bureau  2010 Census, Tenure by Age of Householder SF1 
6 Referenced in the Housing Element: Nelson, Arthur C  “The New California Dream: How Demographic and Economic Trends May 
Shape the Housing Market,” Urban Land Institute, Washington DC  (2011) 
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conventional residences to transitional and permanent supportive housing, including 
group, congregate and independent housing. Independent, supported living in the 
most integrated setting possible is preferable, either through individual or shared 
single-family homes or apartments, providing individuals with their own bedroom and 
optional access to support services and auxiliary amenities. Persons who use 
wheelchairs need affordable, conveniently-located housing which has been specially 
adapted for wheelchair accessibility, along with other physical needs (p. 1-22). The 
project seeks to provide these options, by expanding the number of affordable units 
that are available for seniors and augmenting the existing Montecito to expand 
available amenities. 

 
The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. Franklin Avenue and Cherokee Avenue, abutting the 
property are Local Streets that are fully dedicated and improved with asphalt roadway and 
concrete curb, gutter and sidewalk. The project as designed will support the development 
of these Networks and meets the following goals and objectives of Mobility Plan 2035: 
 

Policy 2.3: Recognize walking as a component of every trip and ensure high-quality 
pedestrian access in all site planning and public right-of-way modifications to provide 
a safe and comfortable walking environment. 

 
All vehicular access to the building is from Cherokee Avenue. 
 

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system. 
 
Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 
 
Policy 3.4: Provide all residents, workers and visitors with affordable, efficient, 
convenient, and attractive transit services. 
 
Policy 3.5: Support “first-mile, last-mile solutions” such as multi-modal transportation 
services, organizations, and activities in the areas around transit stations and major 
bus stops (transit stops) to maximize multi-modal connectivity and access for transit 
riders. 
 
Policy 3.7: Improve transit access and service to major regional destinations, job 
centers, and inter-modal facilities. 
 
Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle 
parking facilities. 
 

The project’s proximity to existing regional transit services will reduce vehicular trips to 
and from the project, vehicle miles traveled, and will contribute to the improvement of air 
quality. The adjacency of the regional transit services along with the creation of 68 new 
dwelling units, ties the proposed project into a regional network of transit and housing. 

 
In addition, the project will provide bicycle parking in accordance with the applicable 
zoning code.  
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Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, 
new mobility technologies, and supporting infrastructure. 

 
As conditioned, a minimum of 20% of the Code-required parking spaces shall be capable 
of supporting future electric vehicle supply equipment (EVSE) and of those 20% EV Ready 
parking spaces, 5% of the total code required parking spaces shall be further provided 
with EV chargers to immediately accommodate electric vehicles within the parking areas. 
 
Therefore, the project is consistent with Mobility Plan 2035 goals, objectives and policies 
of the General Plan. 
 
The Air Quality Element of the General Plan will be implemented by the recommended 
action herein.  The Air Quality Element sets forth the goals, objectives and policies which 
will guide the City in the implementation of its air quality improvement programs and 
strategies.  The Air Quality Element recognizes that air quality strategies must be 
integrated into land use decisions and represent the City’s effort to achieve consistency 
with regional Air Quality, Growth Management, Mobility and Congestion Management 
Plans.  The Air Quality Element includes the following Goal and Objective relevant to the 
instant request:  

 
Goal 5: Energy efficiency through land use and transportation planning, the use of 
renewable resources and less polluting fuels, and the implementation of conservation 
measures including passive methods such as site orientation and tree planting.  
 
Objective 5.1: It is the objective of the City of Los Angeles to increase energy efficiency 
of City facilities and private developments.  

 
As conditioned, a minimum of 15% of the project roof area shall be reserved for the 
installation of a solar photovoltaic system, in conformance with the goals and policies of 
the Air Quality Element.  

 
In addition to the findings set forth in Section 12.24-E., the City Planning Commission shall 
find that: 
  
4. The project is consistent with and implements the affordable housing provisions of the 

Housing Element of the General Plan. 
 
The City's Housing Element for 2013-2021 was adopted by City Council on December 3, 2013. 
The Housing Element is the City's blueprint for meeting housing and growth challenges. It 
identifies the City's housing conditions and needs, reiterates goals, objectives, and policies 
that are the foundation of the City's housing and growth strategy, and provides the array of 
programs the City has committed to implement to create sustainable, mixed- income 
neighborhoods across the City. The Housing Element of the General Plan will be implemented 
by the recommended action herein. 

 
As discussed in Finding No. 3, by providing 67 new affordable senior units and one market-
rate manager’s unit, in addition to maintaining the existing 117 number of affordable units 
(with one manger’s unit) on site the project is consistent with a considerable number of the 
goals and objectives of the Housing Element of the General Plan. 
 
 
 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lapz)$jumplink_q=%5bfield%20folio-destination-name:'12.24.'%5d$jumplink_md=target-id=JD_12.24.
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5. The project contains the requisite number of Restricted Affordable Units, based on the 
number of units permitted by the maximum allowable density on the date of application, 
as follows: 

  

   a.   11% Very-Low Income Units for a 35% density increase; or 
 

   b.   20% Low Income Units for a 35% density increase; or 
 

   c.   40% Moderate Income Units for a 35% density increase in for-sale projects. 
  

The project may then be granted additional density increases beyond 35% by providing 
additional affordable housing units in the following manner: 

  
 a.   For every additional 1% set aside of Very-Low Income Units, the project is granted an 

additional 2.5% density increase; or 
 

b. For every additional 1% set aside of Low Income Units, the project is granted an 
additional 1.5% density increase; or 
 

c. For every additional 1% set aside of Moderate Income Units in for-sale projects, the 
project is granted an additional 1% density increase; or 
 

d. In calculating the density increase and Restricted Affordable Units, each component 
of any density calculation, including base density and bonus density, resulting in 
fractional units shall be separately rounded up to the next whole number. 

 
The proposed project includes the Montecito II, a new 68-unit residential building, with 67 
restricted affordable units for Low Income and Very-Low Income senior residents and one 
market-rate manager’s unit, along with the maintenance of the existing historic Montecito 
building that contains 118 units, with 117 reserved for Very-Low and Low Income senior units 
and one manager’s unit.  Due to the unique nature of the property and the existence of the 
historic Montecito building, the density calculation for the project must combine the number of 
new and existing units in the final density count, which results in a total of 186 units.  
 
The base density permitted for the 33,793-square-foot property is calculated at 1 unit per 600 
square feet, for a maximum total of 57 base units. The existing Montecito has non-conforming 
density rights with 118 units, which by today’s zoning represents a 107% increase in density 
over that permitted by the zone. The addition of the Montecito II represent a 226% density 
increase from the site’s base density of 57 units, a 57% increase from the 118 units that exist 
today, and a 142% increase from the 35% density increase permitted by LAMC Section 12.22-
A.25. As such, the application requires a Conditional Use Permit pursuant to LAMC 12.24 
U.26 to exceed the 35% density bonus increase permitted by LAMC 12.22 A.25.  
 
The applicant is entitled to a 35% density increase pursuant to LAMC 12.22 A.25(c)(1) 
because the project sets aside a minimum of 20% Low or 11% Very-Low Income units. The 
project proposes to make all but the manager’s units rent-restricted, which means that 
automatically a minimum of 11% of the base units would be restricted for Very-Low Income 
residents or 20% of the base units would be restricted for Low Income residents. Therefore, 
the proposed project is eligible for a minimum 35% increase in base density. 
 

In order to obtain a cumulative 226% Density Bonus, as demonstrated by the following tables, 
the proposed project must set aside either 88% of the base density, or 51 units, to Very-Low 
Income Households, or 129% of its base density, or 74 units, to Low-Income Households. 
With a 100% senior affordable project, the project contains the requisite number of affordable 
housing units for its requested density, regardless if the combination of proposed Very-Low 
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or Low Income Households. The applicant will set aside a combination of all new senior 
affordable units for Low and Very-Low income levels.   

In instances where a project is seeking a density bonus increase that is more than 35%, the 
amount of required set-aside affordable units shall vary depending on the requested amount 
of density bonus. Therefore, it is appropriate that any project that requests a density bonus 
increase beyond 35% would extend the existing set aside charts located in LAMC 12.22-A,25.  

 
The following chart corresponds to the calculation of Very Low Income Households set-aside 
units required for an increase in project density. For every 1% of Very Low Income units 
provided, a project is entitled to an additional 2.5% increase in density: 

 
The following chart corresponds to the calculation of Low Income Households set-aside units 
required for an increase in project density. For every 1% of Very Low Income units provided, 
a project is entitled to an additional 1.5% increase in density: 

% of VLI 
units 

% of 
Density 
Bonus 

 

% of VLI 
units 

% of 
Density 
Bonus 

 

% of VLI 
units 

% of Density 
Bonus 

 

% of VLI 
units 

% of Density 
Bonus 

5 20 26 72.5 47 125 68 177.5 
6 22.5 27 75 48 127.5 69 180 
7 25 28 77.5 49 130 70 182.5 
8 27.5 29 80 50 132.5 71 185 
9 30 30 82.5 51 135 72 187.5 

10 32.5 31 85 52 137.5 73 190 
11 35 32 87.5 53 140 74 192.5 
12 37.5 33 90 54 142.5 75 195 
13 40 34 92.5 55 145 76 197.5 
14 42.5 35 95 56 147.5 77 200 
15 45 36 97.5 57 150 78 202.5 
16 47.5 37 100 58 152.5 79 205 
17 50 38 102.5 59 155 80 207.5 
18 52.5 39 105 60 157.5 81 210 
19 55 40 107.5 61 160 82 212.5 
20 57.5 41 110 62 162.5 83 215 
21 60 42 112.5 63 165 84 217.5 
22 62.5 43 115 64 167.5 85 220 
23 65 44 117.5 65 170 86 222.5 
24 67.5 45 120 66 172.5 87 225 
25 70 46 122.5 67 175 88 227.5 

% of LI 
units 

% of 
Density 
Bonus 

 

% of LI 
units 

% of 
Density 
Bonus 

 

% of LI 
units 

% of Density 
Bonus 

 

% of LI 
units 

% of Density 
Bonus 

10 20 40 92 70 137 100 182 
11 21.5 41 93.5 71 138.5 101 183.5 
12 23 42 95 72 140 102 185 
13 24.5 43 96.5 73 141.5 103 186.5 
14 26 44 98 74 143 104 188 
15 27.5 45 99.5 75 144.5 105 189.5 
16 29 46 101 76 146 106 191 
17 30.5 47 102.5 77 147.5 107 192.5 
18 32 48 104 78 149 108 194 
19 33.5 49 105.5 79 150.5 109 195.5 
20 35 50 107 80 152 110 197 
21 36.5 51 108.5 81 153.5 111 198.5 
22 38 52 110 82 155 112 200 
23 39.5 53 111.5 83 156.5 113 201.5 
24 41 54 113 84 158 114 203 
25 42.5 55 114.5 85 159.5 115 204.5 
26 44 56 116 86 161 116 206 
27 45.5 57 117.5 87 162.5 117 207.5 
28 47 58 119 88 164 118 209 
29 48.5 59 120.5 89 165.5 119 210.5 
30 50 60 122 90 167 120 212 
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In order to obtain a 226% Density Bonus as described above, the proposed project must set 
aside either 88% of the base density, or 51 units, to Very-Low Income Households, or 129% 
of its base density, or 74 units, to Low-Income Households. With a 100% senior affordable 
project, the project contains the requisite number of affordable housing units for its requested 
density, regardless if the combination of proposed Very-Low or Low Income Households. The 
applicant will set aside a combination of all new senior affordable units for Low and Very-Low 
income levels.   

Provided the above, the project contains the requisite number of Restricted Affordable Units, 
based on the number of units permitted by the maximum allowable density on the date of 
application. 

  
6. The project meets any applicable dwelling unit replacement requirements of California 

Government Code Section 65915(c)(3). 
 

The proposed project will not result in the permanent removal of an existing affordable unit. 
The Montecito II will be physically connected to the existing Montecito building by way of a 
new common lobby providing access to both facilities, with shared amenities within. One unit 
within the existing building would be modified from a one bedroom to a studio to allow for the 
connection from the common lobby to the proposed new building. During construction of the 
proposed building, the tenant within the existing one-bedroom unit will be temporarily 
relocated and offered a one-bedroom unit within the proposed new building. 
 

7. The project's Restricted Affordable Units are subject to a recorded affordability 
restriction of 55 years from the issuance of the Certificate of Occupancy, recorded in a 
covenant acceptable to the Housing and Community Investment Department, and 
subject to fees as set forth in Section 19.14 of the Los Angeles Municipal Code.  

 

The proposed project has been conditioned to record a covenant for affordability restriction of 
a period of 55 years from the issuance of the Certificate of Occupancy, to the satisfaction of 
the Housing and Community Investment Department, and subject to fees as set forth in 
Section 19.14 of the Los Angeles Municipal Code. 

 
8. The project addresses the policies and standards contained in the City Planning 

Commission's Affordable Housing Incentives Guidelines. 
 

The City Planning Commission approved the Affordable Housing Incentives Guidelines (CPC- 
2005-1101-CA) on June 9, 2005. The Guidelines were subsequently approved by City Council 
on February 20, 2008, as a component of the City of Los Angeles Density Bonus Ordinance. 
The Guidelines describe the density bonus provisions and qualifying criteria, incentives 
available, design standards, and the procedures through which projects may apply for a 
density bonus and incentives. The City of Los Angeles Housing and Community Investment 
Department (HCIDLA) utilizes these Guidelines in the preparation of Housing Covenants for 
Affordable Housing Projects. 
 

The Guidelines prescribe that the design and location of affordable units be comparable to 
the market rate units, the equal distribution of amenities, HCIDLA monitoring requirements, 

31 51.5  61 123.5  91 168.5  121 213.5 
32 53  62 125  92 170  122 215 
33 54.5  63 126.5  93 171.5  123 216.5 
34 56  64 128  94 173  124 218 
35 57.5  65 129.5  95 174.5  125 219.5 
36 59  66 131  96 176  126 221 
37 60.5  67 132.5  97 177.5  127 222.5 
38 62  68 134  98 179  128 224 
39 63.5  69 135.5  99 180.5  129 225.5 

http://library.amlegal.com/nxt/gateway.dll?f=jumplink$jumplink_x=Advanced$jumplink_vpc=first$jumplink_xsl=querylink.xsl$jumplink_sel=title;path;content-type;home-title;item-bookmark$jumplink_d=california(lapz)$jumplink_q=%5bfield%20folio-destination-name:'19.14'%5d$jumplink_md=target-id=JD_19.14
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affordability levels, and procedures for obtaining HCIDLA sign-offs for building permits. The 
project would result in 68 new dwelling units, with 67 units reserved for Very-Low and Low 
Income senior households with floor areas equal to at least 90% of the floor areas of the 
affordable comparable market rate unit in accordance with the City's Affordable Housing 
Incentives Guidelines. Residents of any affordable unit will have access to all common and 
open space amenities within the building. The restricted units would comply with affordability 
requirements in the Guidelines set for the by HCIDLA in conformance with US Department of 
Housing and Urban Development (HUD). As part of the building permit process, the applicant 
will execute a covenant to the satisfaction of HCIDLA who will ensure compliance with the 
Guidelines. Therefore, the project will address the policies and standards contained in the 
Guidelines. 
 

Site Plan Review Findings, Pursuant to LAMC Section 16.05 
 
1. That the project substantially conforms with the purpose, intent and provisions of 

the General Plan, the applicable community plan, and any applicable specific plan. 
 
The subject site is designated for High Density Residential land uses within the Hollywood 
Community Plan. As proposed, the project advances several specific goals and objectives 
of the existing community plan: 
 
Hollywood Community Plan: Housing.  The intensity of residential land use in this Plan 
and the density of the population which can be accommodated thereon shall be limited in 
accordance with the following criteria: 

 
1. The adequacy of the existing and assured circulation and public transportation 

systems within the area;  
 

As an urban infill development site, the property has access to public transportation.  
The site is serviced by the DASH Hollywood line, directly abutting the property. 
Additionally, there are several major bus routes running along Franklin Avenue, 
Highland Avenue, Hollywood Boulevard and Cahuenga Boulevard. The property is less 
than one-half mile from the Hollywood/Highland Station of the Metro Red Line. 
Additionally, the site’s proximity to Highway 101, Hollywood Boulevard, and Highland 
Avenue ensures adequate access to arterials roads and freeways for regional vehicular 
travel.  

 
2. The availability of sewers, drainage facilities, fire protection services and facilities, and 

other public utilities;  
 

The property has existing connections to sewer and drainage facilities, and is served by 
Los Angeles Fire Department, Fire Station 27 (1327 Cole Avenue - 1 miles from subject 
property) and the Los Angeles Police Department, Hollywood Division (1358 N. Wilcox 
Avenue – 0.9 miles from subject property).   

 
3. The steepness of the topography of the various parts of the area, and the suitability of 

the geology of the area for development.   
 

The property is located on a sloping site improved with an existing residential building 
and is surrounded by other multi-family residential buildings. A seismic hazard study has 
been conducted on the site including trenching required for a project in an Alquist-Priolo 
Zone and has cleared the site for development by the Department of Building and Safety.       
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Features: 
 

Additional low and moderate-income housing is needed in all parts of this Community. Density 
bonuses for provision of such housing through Government Code 65915 may be granted in 
the Low-Medium I or less restrictive residential categories. 
 
The project site is designated for High Density Residential uses and surrounded by other 
medium- and high-density residential development. The project is utilizing Government Code 
65915 to achieve development waivers that will produce 67 new affordable senior housing 
units in the Hollywood Community Plan Area. 
 
General Plan Framework Element: The Framework Element for the General Plan 
(Framework Element) was adopted by the City of Los Angeles in December 1996 and 
re-adopted in August 2001. The Framework Element provides guidance regarding policy 
issues for the entire City of Los Angeles, including the project site. The Framework Element 
also sets forth a Citywide comprehensive long-range growth strategy and defines Citywide 
polices regarding such issues as land use, housing, urban form, neighborhood design, open 
space, economic development, transportation, infrastructure, and public services. The 
Framework Element includes the following goals, objectives and policies relevant to the 
instant request: 

 
Goal 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of economically 
depressed areas, conservation of existing residential neighborhoods, equitable 
distribution of public resources, conservation of natural resources, provision of adequate 
infrastructure and public services, reduction of traffic congestion and improvement of air 
quality, enhancement of recreation and open space opportunities, assurance of 
environmental justice and a healthful living environment, and achievement of the vision 
for a more livable city. 

 
Objective 3.1: Accommodate a diversity of uses that support the needs of the City's 
existing and future residents, businesses, and visitors. 

 

Policy 3.1.4: Accommodate new development in accordance with land use and 
density provisions of the General Plan Framework Long-Range Land Use Diagram.  

 
The proposed project will result in the development of a multi-family residential structure 
that provides 68 dwelling units, with all but one manager’s unit reserved for Very-Low 
Income Households, thereby contributing toward and facilitating the City’s long-term 
economic viability and vision for a more livable city.  

 
According to the General Plan Framework Long-Range Land Use Diagram for the Metro 
Subarea (Figure 3-1), the project site is located in or adjacent to a designated Regional 
Center near the intersection of Hollywood Boulevard and La Brea Avenue. Residential 
development in proximity of these Regional Centers will shorten and lessen the need for 
vehicle trips and vehicle miles traveled.  
 
Thus, the project is consistent with Goal 3A, Objective 3.1, and Policy 3.1.4 of the General 
Plan Framework.  

 
Objective 3.2: Provide for the spatial distribution of development that promotes an 
improved quality of life by facilitating a reduction of vehicular trips, vehicle miles traveled, 
and air pollution. 
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Policy 3.2.1: Provide a pattern of development consisting of distinct districts, centers, 
boulevards, and neighborhoods that are differentiated by their functional role, scale, 
and character. This shall be accomplished by considering factors such as the 
existing concentrations of use, community-oriented activity centers that currently or 
potentially service adjacent neighborhoods, and existing or potential public transit 
corridors and stations. 

 
The project is proper in relation to the project’s location within the High-Density Residential 
land use designation, and its proximity to rail, bus transit stations, and major corridors. 
The approval allows for more intense, mixed-use development of the subject property, 
while reducing vehicular trips to and from the project, vehicle miles traveled, and air 
pollution.  
 
Additionally, the project’s location on an existing, under-utilized residentially zoned 
property enables the city to conserve nearby existing stable residential neighborhoods 
and lower-intensity commercial districts by allowing controlled growth away from such 
neighborhoods and districts.  

 
Regional access to the project site is provided by U.S. Highway 101 (US 101), 
approximately 0.4 miles to the east of the site. Other regional access is provided by 
Hollywood Boulevard, two blocks south of the site, and Highland Avenue, two blocks to 
the west. The site is served by the DASH Hollywood line, directly abutting the property. 
The project site is adjacent to the Franklin/Cherokee stop of the DASH Hollywood route, 
which is a fixed bus route that operates at least eight times per day.  Additionally, there 
are several major bus routes running along Franklin Avenue, Highland Avenue, Hollywood 
Boulevard and Cahuenga Boulevard. The site is less than one-half mile from the 
Hollywood/Highland Station of the Metro Red Line. 

 
Thus, the project is consistent with Objective 3.2 and Policy 3.2.1 of the General Plan 
Framework as well as Chapter 4, which speaks to goals, objectives, and policies regarding 
housing within the City of Los Angeles.  
 
Goal 4A: An equitable distribution of housing opportunities by type and cost accessible to 
all residents of the City. 

 
Objective 4.1: Plan the capacity for and develop incentives to encourage production of 
an adequate supply of housing units of various types within each City sub-region to meet 
the projected housing needs by income level of the future population to the year 2010. 

 
Policy 4.1.1: Provide sufficient land use and density to accommodate an adequate 
supply of housing units by type and cost within each City sub-region to meet the 
twenty-year projections of housing needs. 
 
Policy 4.1.6: Create incentives and give priorities in permit processing for low- and 
very-low income housing developments throughout the City. 

 
Housing Element: The Housing Element of the General Plan provides land use policies 
and programs that encourage development of affordable housing across the City. The 
project is consistent with the following policies of the Housing Element of the General Plan: 

 
Goal 1:  A City where housing production and preservation result 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.  
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The fastest growing age group aligns broadly with the “baby boom” generation, which is 
currently between about 45 and 65 years old. There are about 190,000 more people in 
the City within this age group, compared to 10 years ago. The number of “new seniors” 
(from 2000 to 2010) increased faster in the Los Angeles region than New York or any 
other metropolitan area7 (p. 1-5). 

 
According to demographers, the next decade will be marked by growth of households 
without children, primarily by those headed by householders aged 55 and older8. While 
the City’s overall population is projected to increase by about 4.5% between 2010 and 
2020, its senior population (65 and older) is expected to grow by approximately 45% 
percent during this time period (to approximately 562,992)9. By 2020, seniors are expected 
to account for more than 14% of the City’s households, compared to 10.5% in 2010. This 
far exceeds the growth of any other age groups in the City. The increasing numbers of 
older Angelenos will have important effects on the demand for housing to come (p.1-6). 

 
Older adults over the age of 65 own their homes at the highest rate of any age group 
(58%).10 While most are likely to want to stay in their homes as long as they can, many 
older adults may seek out alternative housing options. When seniors move, they are most 
likely to move into rental apartments. Statewide projections for California indicate that, of 
those turning 65 in 2011, approximately 60% will have moved into apartments by 202911. 
The additional demand placed on the City’s rental stock by the aging population will be 
highly significant. (p. 1-18). 

 
Seniors should have options allowing them to live in the most integrated setting possible. 
To provide for this, a full spectrum of affordable housing is needed, from conventional 
residences to transitional and permanent supportive housing, including group, congregate 
and independent housing. Independent, supported living in the most integrated setting 
possible is preferable, either through individual or shared single-family homes or 
apartments, providing individuals with their own bedroom and optional access to support 
services and auxiliary amenities. Persons who use wheelchairs need affordable, 
conveniently-located housing which has been specially adapted for wheelchair 
accessibility, along with other physical needs (p. 1-22). The project seeks to provide these 
options, by expanding the number of affordable units that are available for seniors and 
augmenting the existing Montecito to expand available amenities. 

 
The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. Franklin Avenue and Cherokee Avenue, abutting the 
property are Local Streets that are fully dedicated and improved with asphalt roadway and 
concrete curb, gutter and sidewalk. The project as designed will support the development 
of these Networks and meets the following goals and objectives of Mobility Plan 2035: 
 

Policy 2.3: Recognize walking as a component of every trip and ensure high-quality 
pedestrian access in all site planning and public right-of-way modifications to provide 
a safe and comfortable walking environment. 

 
All vehicular access to the building is from Cherokee Avenue. 

                                                
7  Referenced in the Housing Element: Mcllwain, John K  “Seniors: In Which Metro Region are They Living?” Urban Land Institute  
February 23, 2012  http://urbanland uli org/ Articles/2012/Feb/McIlwainSeniors1 
8 Referenced in the Housing Element: Nelson, Arthur C  “The New California Dream: How Demographic and Economic Trends May 
Shape the Housing Market,” Urban Land Institute, Washington DC  (2011)  
9 Referenced in the Housing Element: Economic Roundtable  “Affordable Housing Benefit Fee Study”  (2011)  Underwritten by the 
HCIDLA and DCP 
10 Referenced in the Housing Element: U S  Census Bureau  2010 Census, Tenure by Age of Householder SF1 
11 Referenced in the Housing Element: Nelson, Arthur C  “The New California Dream: How Demographic and Economic Trends May 
Shape the Housing Market,” Urban Land Institute, Washington DC  (2011) 
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Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system. 
 
Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 
 
Policy 3.4: Provide all residents, workers and visitors with affordable, efficient, 
convenient, and attractive transit services. 

 
Policy 3.5: Support “first-mile, last-mile solutions” such as multi-modal transportation 
services, organizations, and activities in the areas around transit stations and major 
bus stops (transit stops) to maximize multi-modal connectivity and access for transit 
riders. 
 
Policy 3.7: Improve transit access and service to major regional destinations, job 
centers, and inter-modal facilities. 
 
Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle 
parking facilities. 

 
The project’s proximity to existing regional transit services will reduce vehicular trips to 
and from the project, vehicle miles traveled, and will contribute to the improvement of air 
quality. The adjacency of the regional transit services along with the creation of 68 new 
dwelling units, ties the proposed project into a regional network of transit and housing. 

 
In addition, the project will provide bicycle parking in accordance with the applicable 
zoning code.  

 
Policy 5.4: Continue to encourage the adoption of low and zero emission fuel sources, 
new mobility technologies, and supporting infrastructure. 

 
As conditioned, a minimum of 20% of the Code-required parking spaces shall be capable 
of supporting future electric vehicle supply equipment (EVSE) and of those 20% EV Ready 
parking spaces, 5% of the total code required parking spaces shall be further provided 
with EV chargers to immediately accommodate electric vehicles within the parking areas. 
 
Therefore, the project is consistent with Mobility Plan 2035 goals, objectives and policies 
of the General Plan. 
 
The Air Quality Element of the General Plan will be implemented by the recommended 
action herein.  The Air Quality Element sets forth the goals, objectives and policies which 
will guide the City in the implementation of its air quality improvement programs and 
strategies.  The Air Quality Element recognizes that air quality strategies must be 
integrated into land use decisions and represent the City’s effort to achieve consistency 
with regional Air Quality, Growth Management, Mobility and Congestion Management 
Plans.  The Air Quality Element includes the following Goal and Objective relevant to the 
instant request:  

 
Goal 5: Energy efficiency through land use and transportation planning, the use of 
renewable resources and less polluting fuels, and the implementation of conservation 
measures including passive methods such as site orientation and tree planting.  



CPC-2017-1503-DB-CU-SPR F-17 

 

 
Objective 5.1: It is the objective of the City of Los Angeles to increase energy efficiency 
of City facilities and private developments.  

 
As conditioned, a minimum of 15% of the project roof area shall be reserved for the 
installation of a solar photovoltaic system, in conformance with the goals and policies of 
the Air Quality Element. 
 

2. 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. 
 
The project has been designed for optimal building orientation, lot coverage, massing, 
parking, and other required improvements for a residential project.  Despite the strict reading 
of the narrowest frontage as the front yard on Cherokee Avenue, the building is designed to 
front Franklin Avenue in order to preserve and align with the existing apartments on-site and 
minimize any impact to that historic resource. The project provides an articulated and visually-
interesting frontage along Franklin Avenue, with a new lobby that provides access to both 
buildings and generates a sense of compatibility and physical connection between the 
structures. On the west side of the subject property, the new structure is designed to 
complement the existing Las Palmas Senior Center. 
 
All parking, trash, loading, and other back-of-house uses have been carefully located within 
the interior parking structure, out of sight from residents and visitors of the community, and 
from neighboring properties.  Any rooftop equipment will be carefully screened to ensure 
development compatible with existing properties. 
 
At the ground floor, the project has been carefully designed to enhance the pedestrian 
experience, with a pedestrian lobby entrance spanning the complementary structures on the 
Franklin Avenue frontage. Glass treatment and ample fenestration on the first floor provides 
transparency and lush landscaping will surround the project to enhance the pedestrian and 
ground floor experience along Franklin and Cherokee Avenues. Vehicular access to the 
parking garage is provided on the Cherokee Avenue side of the building, which has the least 
traffic of the adjacent streets. Pedestrian access to the residential portions of the building is 
provided a street-level lobby entrance on Franklin Avenue, which is the most direct path to 
transit and neighborhood-serving commercial amenities.  
 
The project’s material palette is intended to augment the subject property in a way that 
complements, rather than imitates, the existing Montecito building. Variations in materials, 
planes, and balconies provide articulation and visual interest for the public realm. The 
community space at the tallest story of the new structure provides a balcony and covered 
roof deck, creating a unique balance between the lowest and highest points of the building. 
 
Off-street parking facilities and loading areas. The project will contain 104 parking spaces 
for the 186 residential units. Parking will be located on-grade at the rear of the property as 
well as in an enclosed structure within two levels: one above grade (wrapped by habitable 
uses) and one subterranean parking level. Vehicular access will be provided on Cherokee 
Street Avenue. 
 
Lighting. The project will provide illumination at street level for security. All lighting on the 
upper levels will be shielded and focused on the project site and directed away from the 
neighboring land uses. The project will include architectural features and facades with a low 
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level of reflectivity. As such, the project will not result in a substantial amount of light that would 
adversely affect the day- or night-time views in the project vicinity. 
 
Landscaping. The project proposes to provide substantial landscaping along the street level, 
as well as in the roof terraces and shared courtyards. The project will incorporate new street 
trees in the public right-of-way consistent with the City’s landscape ordinance. 
 
Trash collection. The project will provide trash collection within the building and will be 
located within the enclosed parking structure in order to minimize the effect on traffic on 
Franklin Avenue.  
 
Thus, 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 will be compatible with existing and 
future development on adjacent properties and neighboring properties. 

 
3. That any residential project provides recreational and service amenities to improve 

habitability for its residents and minimize impacts on neighboring properties. 
 
The building design carefully considers the needs of future residents with its programming, 
amenities and units. The development provides approximately 8,300 square feet of open 
space, distributed throughout the building on multiple levels. Two central courtyards are 
provided on the ground floor, providing 1,300 square feet of courtyard area, in addition to 
2,900 square feet of podium open space. This configuration optimizes outdoor views for units 
facing the common space between the two structures and provides three sizable spaces from 
which residents can choose to enjoy. All three open spaces are open to the sun and sky, and 
will be furnished to create a place for socialization and repose. An indoor community room on 
the sixth floor opens to a 500-square-foot roof deck and balcony, providing visibility to Franklin 
Avenue and dynamic space to be shared by residents and the community. The courtyards, 
podium open space, and community room will provide a varied menu of options for accessing 
open space. Residents will be able to host friends and family outdoors or indoors without 
impacting the small parks in the neighborhood or public rights-of-way in front of neighboring 
properties.    

 
Environmental Findings 
 
1. Environmental Findings. Pursuant to Public Resources Code, Section 21155.2, after 

consideration of the whole of the administrative record, including the SB 375 Sustainable 
Communities Environmental Assessment, No. ENV-2017-1504-SCEA ("SCEA"), and all 
comments received, after imposition of all mitigation measures the City Planning Commission 
FINDS there is no substantial evidence that the project will have a significant effect on the 
environment; FINDS that the City Council held a hearing on and adopted the SCEA on 
February 20, 2019 (CF 18-0412) pursuant to Public Resources Code (PRC) Section 
21155.2(b)(6); FINDS the Project is a "transit priority project" as defined by PRC Section 
21155 and the Project has incorporated all feasible mitigation measures, performance 
standards, or criteria set forth in prior EIR(s), including SCAG 2016-2040 RTP/SCS EIR SCH 
No. 2015031035; FINDS all potentially significant effects required to be identified in the initial 
study have been identified and analyzed in the SCEA; FINDS with respect to each significant 
effect on the environment required to be identified in the initial study for the SCEA, changes 
or alterations have been required in or incorporated into the Project that avoid or mitigate the 
significant effects to a level of insignificance or those changes or alterations are within the 
responsibility and jurisdiction of another public agency and have been, or can and should be, 
adopted by that other agency; FINDS the SCEA reflects the independent judgment and 
analysis of the City; FINDS the mitigation measures have been made enforceable conditions 
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on the project; and adopted the SCEA and the Mitigation Monitoring Program prepared for the 
SCEA. 
 

2. Flood Insurance. The National Flood Insurance Program rate maps, which are a part of the 
Flood Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
172,081, have been reviewed and it has been determined that this project is located outside 
of a Flood Zone. 
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PUBLIC HEARING AND COMMUNICATIONS 

 
A public hearing was conducted jointly by the Hearing Officer for Case No. CPC-2017-1503-DB-
CU-DB and the Deputy Advisory Agency for Case No. AA-2017-1505-PMLA on May 16, 2018, at 
at Los Angeles City Hall in Downtown Los Angeles.  
 

A. Attendees  
 

A public hearing was conducted jointly by the Deputy Advisory Agency and the Hearing Officer 
on May 16, 2018, at Los Angeles City Hall in Downtown Los Angeles. The hearing was attended 
by approximately twelve (12) people, including the applicant, the applicant’s representatives, a 
representative from the Hollywood Hills West Neighborhood Council, and a representative of 
Council District 13.  

 
B. Testimony - Oral 

 
Community members in attendance spoke both in support and opposition to the project. Those in 
opposition, including Montecito and neighboring residents, raised concerns relative to 
construction impacts affecting temporary air quality within the existing building, noise impacts, 
temporary traffic impacts, and parking availability during construction. Additional concerns were 
raised regarding the project’s location within the Hollywood Fault and the resulting loss of the 
site’s existing garden that would result from the project. The Vice President of the Hollywood Hills 
West Neighborhood Council and Chair of its Land Use Committee spoke in support of the project, 
referring to the added availability of senior affordable units. Planning Director for the Council 
District 13, Craig Bullock, additionally spoke in support of the project.   
 
Dana Sayles, the applicant’s representative, and Mark Ross, the applicant, presented the project. 
The team described the project and its requested entitlements. Members of the team shared that 
the applicant owns and operates 6 properties totaling 474 units of affordable housing in 
Hollywood. They stated that they had a total of 857 individuals on the combined waitlist for these 
properties, which is nearly twice the number of units that they have available. The existing 
Montecito’s waitlist has been closed and not accepting new applications for 4 years. The team 
summarized their outreach efforts, reviewed their plans, noted changes they had made based on 
feedback, and addressed comments received. 
 
• At the hearing, the Advisory Agency noted that they were inclined to approve of the proposed 

parcel map, pending the adoption of the project’s environmental assessment.  
 

• The Hearing Officer asked about construction, particularly how parking will be managed and 
how the existing Montecito will be maintained during the project’s construction phase. 

 
C. Testimony - Written 

 
• According to a letter dated February 22, 2018, the Hollywood Hills West Neighborhood 

Council considered the proposed project and voted to support CPC-2017-1504-DB-CU-SPR 
as filed. 
 

• In a letter dated, April 2, 2018, Hollywood Heritage, Inc. shared their support for the proposed 
project. The letter describes that the applicant team engaged with their group and in response 
to conversation, incorporated feedback that lowered the elevations of the designed structure. 
Their letter also noted that the project would help relieve the deficit of affordable housing in 
Hollywood. 
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• Letters: Staff has received dozens of letters in opposition to the proposed project. The 

reasons cited in the letters note the concerns as described above. 
 

• Petition: In advance of the public hearing for the case, staff received petitions signed in 
opposition to the proposed project. Concerns noted in the petitions include: 

 
 Negative construction impacts (air, noise, seismic, traffic) on existing residents; 
 
 The loss of the site’s existing garden; 
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Map 2 - Radius Map
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PROJECT LOCATION:

APNS:
LEGAL DESCRIPTION:

LOT AREA:

6650-6668 W. FRANKLIN AVE
1855 N. CHEROKEE AVE HOLLYWOOD, 
CA 90028
5547-003-023,-24
PORTION OF LOT 11 & LOT 12, BLOCK 2, 
HOLLYWOOD OCEAN VIEW TRACT 
33,793 SF / 0.78 ACRES

COMMUNITY PLANNING AREA HOLLYWOOD
AREA PLANNING COMMISSION CENTRAL
NEIGHBORHOOD COUNCIL HOLLYWOOD HILLS WEST
COUNCIL DISTRICT      CD 13 - MITCH O'FARRELL

ZONE: [Q]R4-2 (NO CHANGE)
GENERAL PLAN LAND USE: HIGH DENSITY RESIDENTIAL (NO CHANGE)
DENSITY

- ALLOWED: 1/600 SF - 57 UNITS
- EXISTING: 118 UNITS (117 SENIOR AFFORDABLE+1 MNGR)
- NEW BLDG: 68 UNITS (67 SENIOR AFFORDABLE+1 MNGR)
- TOTAL PROPOSED: 186 UNITS (184 SENIOR AFFORDABLE+1 MNGR)

FAR - EXISTING: 6:1
FAR - PROPOSED: 4.57:1 (EXISTING+NEW)
BUILDING AREA: 27,300 SF
FLOOR AREA

- ALLOWED: 163,800 SF
- EXISTING: 71,450 SF
- NEW BLDG: 53,370 SF
- TOTAL PROPOSED: 124,820 SF

HEIGHT
- ALLOWED: 60 FT / UNLIMITED STORIES
- EXISTING: 130 FT / 10 STORIES
- NEW BLDG: 76'-8" FT / 6 STORIES

OCCUPANCY: R-2
CONSTRUCT. TYPE - NEW: TYPE IIIA OVER TYPE I

FRONT YARD - CHEROKEE AVE
- REQUIRED: 15 FT
- EXISTING: 10 FT (NON-CONFORMING)

SIDE YARD - FRANKLIN AVE
- REQUIRED: 9 FT
- PROPOSED: 4 FT, 6 IN (W DB INCENTIVE)

SIDE YARD - SOUTH PL
- REQUIRED: 9 FT
- PROPOSED: 15 FT

REAR YARD - WEST PL
- REQUIRED: 20 FT
- PROPOSED: 10 FT (W DB INCENTIVE)

PARKING - EXISTING
- TOTAL: 70 FT
- TO REMAIN: 47 FT
- TO BE REMOVED: 23 FT*

PARKING - REQUIRED
- 67 SENIOR UNITS 0.5/UNIT 33
- MANAGERS UNIT: 1/UNIT 1

*REPLACEMENT SPACES 23
57 SPACES

PARKING - PROPOSED
- PARKING LEVEL 1 25
- PARKING LEVEL 2 29

NEW SPACES 54 SPACES
EXISTING SPACES TO REMAIN 47
TOTAL PARKING SPACES 101 SPACES

BICYCLE PARKING - REQUIRED/PROVIDED
- EXISTING: 0 (NON-CONFORMING)
- LONG TERM: 1/UNIT 68
- SHORT TERM: 0.1/UNIT 7

UNIT SUMMARY

PLAN DESCRIPTION QNTY. NET AREA TOTAL AREA

A1
A3
B1

STUDIO + 1BA
STUDIO + 1BA
1BR + 1BA

32 (47%)
18 (26.5%)
18 (26.5%)

440 SF
420 SF
520 SF

14,080 SF
  7,560 SF
  9,360 SF

TOTAL 68 TOTAL 31,000 SF

SITE INFORMATION PARKING

JURISDICTIONAL INFORMATION

ZONING

SETBACKS

VICINITY MAP
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F.S.
426.33'
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419.15'

F.S.
408.51'

F.S.
410.31'

F.S.
430.54'

F.S.
408.68'

F.S.
413.29'

OPEN SPACE SUMMARY

REQUIRED OPEN SPACE (12.21.G):
68 UNITS   x    100 SF 6,800 SF*

*100 SF PER UNIT W. LESS THAN 3 HABITABLE ROOMS

PROVIDED OPEN SPACE:

COMMUNITY ROOM
ROOF DECK @ 6TH FLOOR
PODIUM OPEN SPACE

1,300 SF
500 SF

2,400 SF

PRIVATE OPEN SPACE 1,700 SF

TOTAL NEW OPEN SPACE 5,900 SF

EXISTING COURTYARD 1,100 SF
TOTAL PROJECT OPEN SPACE 7,000 SF

Exhibit A - Plans
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EXHIBIT B – ENV-2017-1504-SCEA

HYPERLINKS FOR ENV-2017-1504-SCEA
ENV-2017-1504-SCEA
Sustainable Communities Environmental 
Assessment 

http://clkrep.lacity.org/onlinedocs/2018/18-
0412_misc_05-10-2018.pdf 

APPENDICES 
http://clkrep.lacity.org/onlinedocs/2018/18-
0412_misc_02-15-2019.pdf 

DEPARTMENT’S RESPONSE TO 
COMMENTS January, 2019 

http://clkrep.lacity.org/onlinedocs/2018/18-
0412_misc_01-31-2019.pdf 

http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_05-10-2018.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_05-10-2018.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_02-15-2019.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_02-15-2019.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_01-31-2019.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412_misc_01-31-2019.pdf


EXHIBIT C – Historic Cultural Monument Designation 
 

HYPERLINKS FOR THE MONTECITO’S HCM DESIGNATION 
REPORT FROM THE CULTURAL 
HERITAGE COMMISSION 

http://clkrep.lacity.org/onlinedocs/2018/18-0412-
S1_rpt_CHC_09-18-2018.pdf 

REPORT FROM THE PLANNING AND 
LAND USE MANAGEMENT COMMITTEE 
OF THE CITY COUNCIL 

http://clkrep.lacity.org/onlinedocs/2018/18-0412-
s1_rpt_plum_11-6-18.pdf 

OFFICIAL ACTION BY THE CITY 
COUNCIL, November 21, 2018 

http://clkrep.lacity.org/onlinedocs/2018/18-0412-
S1_CAF_11-21-2018.pdf 

 

http://clkrep.lacity.org/onlinedocs/2018/18-0412-S1_rpt_CHC_09-18-2018.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412-S1_rpt_CHC_09-18-2018.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412-s1_rpt_plum_11-6-18.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412-s1_rpt_plum_11-6-18.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412-S1_CAF_11-21-2018.pdf
http://clkrep.lacity.org/onlinedocs/2018/18-0412-S1_CAF_11-21-2018.pdf


Exhibit D - Geotechnical Report and Approvals









































































































































































































































































































































































































































 FORM GEN. 160A (Rev. 1/82) CITY OF LOS ANGELES 

INTER-DEPARTMENTAL CORRESPONDENCE 

6650 Franklin Av. 707 Cole Av 
DOT Case No. CEN 16-44387

Date: January 26, 2017 

To: Karen Hoo, City Planner 
Department of City Planning 

From: Wes Pringle, Transportation Engineer 
Department of Transportation 

Subject: TRANSPORTATION IMPACT ANALYSIS FOR THE PROPOSED SENIOR 
APARTMENTS AT 6650 FRANKLIN AVENUE  

The Department of Transportation (DOT) has reviewed the transportation impact analysis 
prepared by Linscott Law & Greenspan Engineers, dated October 20, 2016, for the 
proposed 68 residential senior apartments at 6650 Franklin Avenue.  In order to evaluate 
the effects of the project’s traffic on the available transportation infrastructure, the 
significance of the project’s traffic impacts is measured in terms of change to the volume-to-
capacity (V/C) ratio between the “future no project” and the “future with project” scenarios.  
This change in the V/C ratio is compared to established threshold standards to assess the 
project-related traffic impacts.  Based on DOT’s traffic impact criteria

1
, the traffic study 

included the analysis of three intersections and determined that none of the study 
intersections would be significantly impacted by project-related traffic.  The results of the 
traffic impact analysis, which adequately evaluated the project’s traffic impacts on the 
surrounding community, are summarized in Attachment 1. 

DISCUSSION AND FINDINGS 

A. Project Description
The existing project site consists of a ten-story senior apartment building.  The
proposed 68 senior apartments will be constructed where the existing surface
parking lot is located.  The proposed senior apartments will be adjacent to the
existing residential building.  Parking for the new residential units as well as
replacement parking for the existing units will be provided by a new subterranean
structure on-site.  The new parking structure will be required to meet the City of Los
Angeles parking code requirements.  Vehicular access to the project will be provided
with one full access driveway on the west side of Cherokee Street at Franklin
Avenue (see Attachment 2).  The project is expected to be completed by 2018.

B. Trip Generation
The project is estimated to generate a net increase of approximately 234 daily trips,
14 trips during the a.m. peak hour and 17 trips during the p.m. peak hour.  The trip
generation estimates (see Attachment 3) are based on formulas published by the
Institute of Transportation Engineers (ITE) Trip Generation, 9

th
 Edition, 2012.

1
Per DOT’s Traffic Study Policies and Procedures, a significant impact is identified as an increase in the Critical 

Movement Analysis (CMA) value, due to project related traffic, of 0.01 or more when the final (“with project”) Level of Service (LOS) 
is LOS E or F; an increase of 0.020 or more when the final LOS is LOS D; or an increase of 0.040 or more when the final LOS is 
LOS C. 

Exhibit E - Traffic Study and Approvals
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PROJECT REQUIREMENTS 
 
A. Construction Impacts 

DOT recommends that a construction work site traffic control plan be submitted to 
DOT for review and approval prior to the start of any construction work.  The plan 
should show the location of any roadway or sidewalk closures, traffic detours, haul 
routes, hours of operation, protective devices, warning signs and access to abutting 
properties.  DOT also recommends that all construction related traffic be restricted to 
off-peak hours. 
 

B. Highway Dedication and Street Widening Requirements 
On January 20, 2016, the City Council adopted the Mobility Plan 2035 which 
represents the new Mobility Element of the General Plan.  A key feature of the 
updated plan is to revise street standards in an effort to provide a more enhanced 
balance between traffic flow and other important street functions including transit 
routes and stops, pedestrian environments, bicycle routes, building design and site 
access, etc.  Per the new Mobility Element, Franklin Avenue has been designated 
as a Modified Avenue III which would require a 20-foot half-width roadway within a 
30-foot half-width right-of-way and Cherokee Street has been designated as a Local 
Street which would require an 18-foot half-width roadway within a 30-foot half-width 
right-of-way.  The applicant should check with BOE’s Land Development Group to 
determine if there are any other applicable highway dedication, street widening 
and/or sidewalk requirements for this project.  

 
C. Parking Requirements 

The project would provide sufficient on-site parking to meet the Department of 
Building and Safety number of code-required parking spaces needed for the project. 
 

D. Driveway Access and Circulation 
The conceptual site plan for the project (Attachment 2) is acceptable to DOT.  
However, the review of this study does not constitute approval of the dimensions for 
any new proposed driveways.  This requires separate review and approval and 
should be coordinated with DOT’s Citywide Planning Coordination Section (201 N. 
Figueroa Street, 5th Floor, Room 550, at 213-482-7024).  In order to minimize and 
prevent last minute building design changes, the applicant should contact DOT for 
driveway width and internal circulation requirements prior to the commencement of 
building or parking layout design.  All new driveways should be Case 2 driveways. 

 
E. Development Review Fees 

An ordinance adding Section 19.15 to the Los Angeles Municipal Code relative to 
application fees paid to DOT for permit issuance activities was adopted by the Los 
Angeles City Council in 2009 and updated in 2014.  Ordinance No. 183270 identifies 
specific fees for traffic study review, condition clearance, and permit issuance.  The 
applicant shall comply with any applicable fees per this ordinance. 
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If you have any questions, please contact Lisa Martellaro-Palmer of my staff at (213) 972-
8628. 
 
Attachments 

 
P:\Letters\2016\CEN16-44387_6650 Franlin Avenue_tech memo sr apts..docx 

 
c: Julia Duncan, Council District No. 4 
 Carl Mills, BOE Development Services 
 Pamela Teneza, BOE Development Services 
 Quyen Phan, BOE Development Services 
 Jeannie Shen, Hollywood-Wilshire District, DOT 
 Taimour Tanavoli, Case Management Office, DOT 

David Shender, Linscott, Law and Greenspan Engineers 
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Attachment 1 

Traffic Impact Analysis 
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Attachment 2 
Site Plan  
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Attachment 3 

Trip Generation Table  
 

 

 

 

 



MEMORANDUM 
 

O:\0264\memo\0264-M2.docx 

To: Los Angeles Department of Transportation Date: October 20, 2016 

From: David S. Shender, P.E. 
Linscott, Law & Greenspan, Engineers 

LLG Ref: 5-16-0264-1 

Subject: Technical Memorandum – Montecito Senior Housing Project 

 
This Technical Memorandum has been prepared by Linscott, Law & Greenspan, 
Engineers (LLG) to provide a traffic assessment associated with the proposed 
Montecito Senior Housing project (“the Project”) located in the Hollywood area of 
the City of Los Angeles. The Technical Memorandum has been prepared in 
compliance with the requirements of the Los Angeles Department of Transportation 
(LADOT) as provided in LADOT’s traffic study policies manual.1 

 
Project Description 

The Project is located at 6650 Franklin Avenue. The Project site is bounded by 
Franklin Avenue to the north, Cherokee Avenue to the east, apartments to the south, 
and Canyon Co-Op School to the west.  

The Project consists of the proposed development of 68 residential senior apartment 
units. The Project location and general vicinity are shown in Figure 1. The site plan 
for the Project is illustrated in Figure 2.  The existing Project site consists of a ten-
story senior apartment building. The proposed development will be constructed 
within the existing surface parking area adjacent to the current Montecito residential 
building.   

Vehicle parking for the Project, as well as replacement parking for the existing 
surface spaces displaced by the new building will be provided in a subterranean 
structure on-site. Vehicular access to the Project is proposed via the existing 
driveway on the west side of Cherokee Avenue. 

 
Existing Street System 

The following intersections are evaluated in this traffic impact assessment for 
potential traffic impacts due to the Project: 

1. Highland Avenue / N. Franklin Avenue 
2. Highland Avenue / S. Franklin Avenue – Franklin Place 
3. Cahuenga Boulevard / Franklin Avenue 

                                                 
1 Traffic Study Policies and Procedures, LADOT, August 2014. 
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The intersections selected for analysis were identified as they are located closest to 
the Project site, and therefore have the greatest potential to have adverse traffic 
impacts related to the project. Further away from the Project site, project-related 
traffic disperses, and thus, the potential for significant traffic impacts diminish. The 
existing lane configurations and traffic control devices at the study intersections are 
provided on Figure 3.  

 
Existing Traffic Volumes  

Manual traffic counts of vehicular turning movements were conducted during the 
week of May 9, 2016 at the study intersections during the weekday morning and 
afternoon commuter periods to determine the peak hour traffic volumes. The manual 
traffic counts at the study intersections were conducted from 7:00 AM to 10:00 AM 
to determine the AM peak commuter hour, and from 3:00 PM to 6:00 PM to 
determine the PM peak commuter hour. The summary data worksheets of the manual 
traffic counts at the study intersection are provided in Appendix A attached to this 
memorandum. The existing peak hour volumes at each study intersection are shown 
on Figures 4 and 5. 

 
Project Trip Generation 

Traffic volumes expected to be generated by the proposed Project during the weekday 
AM and PM peak hours, as well as on a daily basis, were estimated using trip rates 
published in the ITE Trip Generation manual1.  Trip generation rates for the Senior 
Adult Housing-Attached land use (ITE Land Use Code 252) were used to forecast the 
traffic volumes expected to be generated by the Project.  The ITE Senior Adult 
Housing-Attached trip rates are based on the number of dwelling units proposed by 
the Project. 

Table 1 attached to this memorandum provides the trip generation forecast for the 
Project. As shown in Table 1, the Project on a typical weekday is forecast to generate 
234 net new daily trips (e.g., 117 inbound trips, 117 outbound trips), 14 net new AM 
peak hour trips (5 inbound trips and 9 outbound trips) and 17 net new PM peak hour 
trips (9 inbound trips and 8 outbound trips). 

 
 
 
 

                                                 
1 Institute of Transportation Engineers Trip Generation manual, 9th Edition, Washington, D.C., 2012.  
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Project Trip Assignment 

The weekday AM and PM commuter peak hour vehicle trips forecast to be generated 
by the Project were assigned to the study intersections. Figure 6 provides the 
vehicular trip distribution for the Project and Figure 7 and 8 displays the forecast AM 
and PM peak hour Project-related trips at the study intersections.  

Traffic Volume Forecast 

As required by LADOT, the traffic impact study evaluates the potential impacts of the 
Project through analysis of the following traffic volume conditions: 

 Existing 
 Existing with Project 
 Future 
 Future with Project 

As previously noted, the existing traffic volumes at the study intersections are 
presented in Figure 4. 

The Future Pre-Project traffic volumes are estimated based on application of a 1.0% 
annual ambient growth rate applied to the existing (2016) traffic volumes through the 
Project build-out year of 2018.  The Future Pre-Project traffic volumes for the AM 
and PM peak hours are shown on Figure 9 and 10.   

 
Impact Criteria and Levels of Service Calculations 
 
The study intersections were evaluated using the Critical Movement Analysis (CMA) 
method of analysis that determines Volume-to-Capacity (v/c) ratios on a critical lane 
basis. The overall intersection v/c ratio is subsequently assigned a Level of Service 
(LOS) value to describe intersection operations. Level of Service varies from LOS A 
(free flow) to LOS F (jammed condition). A description of the CMA method and 
corresponding Level of Service is provided in Appendix B. 

The relative impact of the added project traffic volumes to be generated by the Project 
during the AM and PM peak hours was evaluated based on analysis of future 
operating conditions at the study intersections, without and with the Project. The 
previously discussed capacity analysis procedures were utilized to evaluate the future 
v/c relationships and service level characteristics at each study intersection. 
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The significance of the potential impacts of project generated traffic was identified 
using the traffic impact criteria set forth in LADOT’s Traffic Study Policies and 
Procedures, August 2014. According to the City’s published traffic study guidelines, 
the impact is considered significant if the project-related increase in the v/c ratio 
equals or exceeds the thresholds presented in the following table. 

 

CITY OF LOS ANGELES 

INTERSECTION IMPACT THRESHOLD CRITERIA 

Final v/c Level of Service Project Related Increase in v/c 

> 0.701 - 0.800 C equal to or greater than 0.040 

> 0.801 - 0.900 D equal to or greater than 0.020 

 > 0.901 E or F equal to or greater than 0.010 

 
 

The City’s Sliding Scale Method requires mitigation of project traffic impacts 
whenever traffic generated by the proposed development causes an increase of the 
analyzed intersection v/c ratio by an amount equal to or greater than the values shown 
above. 

The traffic impact analysis prepared for the study intersections using the CMA 
methodology and application of the City of Los Angeles significant traffic impact 
criteria are summarized for the Project in Table 2. The CMA data worksheets for the 
analyzed intersections are contained for each Project option in Appendix B.  

The Existing with Project condition provided in Table 2 includes Project-related 
traffic added to existing traffic at the study intersections.  The forecast changes in v/c 
ratios at the study intersections due to Project-related traffic are calculated to be 
below the City’s significance thresholds as shown in column [2]. Therefore, the 
traffic impacts of the Project in the Existing with Project condition will be less than 
significant for all study intersections. The Existing with Project traffic volumes are 
provided on Figure 11 and 12. 

The Future with Project condition provided in Table 2 includes Project-related traffic 
added to the forecast future traffic volumes at the study intersections.  As shown in 
column [4], the traffic impacts in the Future with Project condition will be less than 
significant for all study intersections with application of the City’s thresholds. The 
Future with Project traffic volumes are provided on Figure 13 and 14. 
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In summary, the Project-related traffic impacts at the study intersections in the 
Existing with Project and Future with Project conditions during the weekday AM and 
PM peak hours are calculated to be less than significant based on the City’s 
thresholds of significance.  Therefore, no traffic mitigation measures are required or 
recommended for the Project. 
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APPENDIX A 

MANUAL TRAFFIC COUNT DATA 
 



City Of Los Angeles

Department Of Transportation

MANUAL TRAFFIC COUNT SUMMARY

STREET:
North/South Highland Ave

East/West Franklin Ave

Day: Date: Weather: SUNNY

Hours:   7-10 & 3-6 Chekrs: NDS

School Day: YES District:     I/S CODE

N/B S/B E/B W/B
DUAL-
WHEELED 300 284 0 45
BIKES 10 15 0 1
BUSES 22 11 0 11

N/B TIME S/B TIME E/B TIME W/B TIME

AM PK 15 MIN 698 8.30 737 7.00 1 7.00 200 7.45

PM PK 15 MIN 719 17.15 639 17.30 3 16.30 196 17.00

AM PK HOUR 2752 8.15 2520 7.00 2 8.00 737 7.45

PM PK HOUR 2795 16.30 2488 17.00 8 16.30 760 17.00

NORTHBOUND Approach SOUTHBOUND Approach TOTAL XING S/L XING N/L

Hours Lt Th Rt Total Hours Lt Th Rt Total N-S Ped Sch Ped Sch
7-8 0 2009 101 2110 7-8 38 2482 0 2520 4630 0 0 24 0
8-9 0 2570 125 2695 8-9 84 2183 1 2268 4963 0 0 26 0
9-10 0 2384 166 2550 9-10 111 2184 0 2295 4845 0 0 35 0
15-16 0 2295 229 2524 15-16 183 2125 0 2308 4832 0 0 37 2
16-17 1 2509 204 2714 16-17 162 2091 1 2254 4968 0 0 20 0
17-18 0 2498 234 2732 17-18 182 2306 0 2488 5220 0 0 30 0

TOTAL 1 14265 1059 15325 TOTAL 760 13371 2 14133 29458 0 0 172 2

EASTBOUND Approach WESTBOUND Approach TOTAL XING W/L XING E/L 

Hours Lt Th Rt Total Hours Lt Th Rt Total E-W Ped Sch Ped Sch
7-8 1 0 0 1 7-8 566 0 42 608 609 25 0 27 0
8-9 1 1 0 2 8-9 638 0 64 702 704 42 0 53 0
9-10 0 0 0 0 9-10 588 0 78 666 666 47 0 59 0
15-16 0 1 0 1 15-16 401 0 243 644 645 43 0 58 1
16-17 0 2 2 4 16-17 338 2 346 686 690 52 0 39 0
17-18 1 1 4 6 17-18 356 0 404 760 766 43 0 38 2

TOTAL 3 5 6 14 TOTAL 2887 2 1177 4066 4080 252 0 274 3

Thursday May 12, 2016



ITM Peak Hour Summary
Prepared by:

National Data & Surveying Services

Lanes 0 3 1 City:

AM 1 2181 103 AM

NOON 0 0 0 NOON

PM 0 2306 182 PM

AM NOON PM AM NOON PM Lanes

73 0 404 1

0 0 0 0

0 0 0 1 614 0 356 2

1 1 0 1

0 0 0 4

Lanes AM NOON PM AM NOON PM

AM 0 2624 128 AM

NOON 0 0 0 NOON

PM 0 2498 234 PM

0 2 1 Lanes

AM AM

NOON NOON

PM PM

AM NOON PM AM NOON PM

1 0 0 687 0 760

1 0 6 232 0 417

AM NOON PM AM NOON PM

AM AM

NOON NOON

PM PM2666 2732 5398

South Leg South Leg

West Leg West Leg

2795 2752 5547

0 0 0

East Leg East Leg

2 0 6 919 0 1177

0 0 0

2488 2903 5391

North Leg North Leg

2285 2697 4982

PM 3:00 PM 6:00 PM

Northbound Approach

Total Ins & Outs Total Volume Per Leg

AM 7:00 AM 10:00 AM
0

NOON NONE NONE
2666

Signalized

232 0 417

Count Periods Start End 2795

2903 PM Peak Hour 500 PM

Franklin Ave
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Los Angeles

2697

0 AM Peak Hour 815 AM

NOON Peak Hour

Highland Ave and Franklin Ave , Los Angeles

Total Peak Hour Summary

Project #: 16-5305-001Date: 5/12/2016 Southbound Approach



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 2 1 1 3 0 0 1 0 2 0 1

7:00 AM 0 419 15 11 726 0 1 0 0 93 0 9 1274
7:15 AM 0 470 33 10 630 0 0 0 0 136 0 15 1294
7:30 AM 0 510 31 11 588 0 0 0 0 147 0 8 1295
7:45 AM 0 610 22 6 538 0 0 0 0 190 0 10 1376
8:00 AM 0 594 36 10 570 0 1 0 0 161 0 11 1383
8:15 AM 0 655 29 22 575 0 0 0 0 158 0 16 1455
8:30 AM 0 670 28 25 528 0 0 0 0 173 0 18 1442
8:45 AM 0 651 32 27 510 1 0 1 0 146 0 19 1387
9:00 AM 0 648 39 29 568 0 0 0 0 137 0 20 1441
9:15 AM 0 607 35 21 537 0 0 0 0 158 0 21 1379
9:30 AM 0 538 45 28 528 0 0 0 0 153 0 18 1310
9:45 AM 0 591 47 33 551 0 0 0 0 140 0 19 1381

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 0 6963 392 233 6849 1 2 1 0 1792 0 184 16417

APPROACH %'s : 0.00% 94.67% 5.33% 3.29% 96.70% 0.01% 66.67% 33.33% 0.00% 90.69% 0.00% 9.31%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 815 AM TOTAL

PEAK HR VOL : 0 2624 128 103 2181 1 0 1 0 614 0 73 5725

PEAK HR FACTOR : 0.984

CONTROL :

Project ID: 16-5305-001

City: Los Angeles

Thursday

5/12/2016
TOTALS

AM

NS/EW Streets: Highland Ave Highland Ave Franklin Ave Franklin Ave

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.986 0.957 0.250 0.899



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 2 1 1 3 0 0 1 0 2 0 1

3:00 PM 0 614 54 29 518 0 0 0 0 103 0 36 1354
3:15 PM 0 557 66 35 557 0 0 0 0 118 0 44 1377
3:30 PM 0 567 56 40 521 0 0 0 0 92 0 82 1358
3:45 PM 0 557 53 79 529 0 0 1 0 88 0 81 1388
4:00 PM 0 603 43 37 522 0 0 0 0 92 0 97 1394
4:15 PM 0 646 39 29 494 1 0 1 0 84 1 96 1391
4:30 PM 0 631 61 53 512 0 0 1 2 65 1 76 1402
4:45 PM 1 629 61 43 563 0 0 0 0 97 0 77 1471
5:00 PM 0 638 55 32 576 0 0 0 3 87 0 109 1500
5:15 PM 0 657 62 40 575 0 1 0 1 79 0 111 1526
5:30 PM 0 581 56 57 582 0 0 0 0 84 0 109 1469
5:45 PM 0 622 61 53 573 0 0 1 0 106 0 75 1491

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 1 7302 667 527 6522 1 1 4 6 1095 2 993 17121

APPROACH %'s : 0.01% 91.62% 8.37% 7.48% 92.51% 0.01% 9.09% 36.36% 54.55% 52.39% 0.10% 47.51%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 500 PM TOTAL

PEAK HR VOL : 0 2498 234 182 2306 0 1 1 4 356 0 404 5986

PEAK HR FACTOR : 0.981

CONTROL :

Project ID: 16-5305-001

City: Los Angeles

Thursday

5/12/2016
TOTALS

PM

NS/EW Streets: Highland Ave Highland Ave Franklin Ave Franklin Ave

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.950 0.973 0.500 0.969



City Of Los Angeles

Department Of Transportation

MANUAL TRAFFIC COUNT SUMMARY

STREET:
North/South Highland Ave

East/West Franklin Ave-Franklin Pl

Day: Date: Weather: SUNNY

Hours:   7-10 & 3-6 Chekrs: NDS

School Day: YES District:     I/S CODE

N/B S/B E/B W/B
DUAL-
WHEELED 207 297 102 5
BIKES 4 8 2 0
BUSES 22 21 0 0

N/B TIME S/B TIME E/B TIME W/B TIME

AM PK 15 MIN 429 8.45 822 7.00 305 8.30 11 9.00

PM PK 15 MIN 449 17.15 692 15.15 311 15.00 37 16.15

AM PK HOUR 1653 8.15 3000 7.00 1167 7.45 28 8.45

PM PK HOUR 1698 17.00 2673 17.00 1083 15.00 123 16.00

NORTHBOUND Approach SOUTHBOUND Approach TOTAL XING S/L XING N/L

Hours Lt Th Rt Total Hours Lt Th Rt Total N-S Ped Sch Ped Sch
7-8 0 1268 9 1277 7-8 0 1487 1513 3000 4277 4 0 0 0
8-9 0 1605 18 1623 8-9 0 1497 1264 2761 4384 20 0 0 0
9-10 1 1469 26 1496 9-10 0 1528 1305 2833 4329 25 0 0 0
15-16 0 1467 20 1487 15-16 0 1342 1158 2500 3987 29 0 0 0
16-17 0 1639 19 1658 16-17 0 1278 1143 2421 4079 27 1 0 0
17-18 1 1674 23 1698 17-18 0 1450 1223 2673 4371 35 1 0 0

TOTAL 2 9122 115 9239 TOTAL 0 8582 7606 16188 25427 140 2 0 0

EASTBOUND Approach WESTBOUND Approach TOTAL XING W/L XING E/L 

Hours Lt Th Rt Total Hours Lt Th Rt Total E-W Ped Sch Ped Sch
7-8 863 9 40 912 7-8 0 0 9 9 921 16 0 39 0
8-9 1050 21 50 1121 8-9 0 0 14 14 1135 36 0 70 0
9-10 1085 19 46 1150 9-10 0 0 27 27 1177 46 0 63 0
15-16 1008 16 59 1083 15-16 0 0 70 70 1153 65 0 56 2
16-17 947 16 55 1018 16-17 0 0 123 123 1141 84 0 50 1
17-18 965 23 56 1044 17-18 0 0 118 118 1162 81 1 69 3

TOTAL 5918 104 306 6328 TOTAL 0 0 361 361 6689 328 1 347 6

Thursday May 12, 2016



ITM Peak Hour Summary
Prepared by:

National Data & Surveying Services

Lanes 1.5 3 0 City:

AM 1229 1535 0 AM

NOON 0 0 0 NOON

PM 1223 1450 0 PM

AM NOON PM AM NOON PM Lanes

24 0 118 1

0 0 0 0

0.5 1062 0 965 0 0 0 0

1 17 0 23

1 52 0 56

Lanes AM NOON PM AM NOON PM

AM 1 1636 16 AM

NOON 0 0 0 NOON

PM 1 1674 23 PM

0 3 0 Lanes

AM AM

NOON NOON

PM PM

AM NOON PM AM NOON PM

1230 0 1224 24 0 118

1131 0 1044 33 0 46

AM NOON PM AM NOON PM

AM AM

NOON NOON

PM PM1506 1698 3204

South Leg South Leg

West Leg West Leg

1587 1653 3240

0 0 0

East Leg East Leg

2361 0 2268 57 0 164

0 0 0

2673 2757 5430

North Leg North Leg

2764 2722 5486

PM 3:00 PM 6:00 PM

Northbound Approach

Total Ins & Outs Total Volume Per Leg

AM 7:00 AM 10:00 AM
0

NOON NONE NONE
1506

Signalized

33 0 46

Count Periods Start End 1587

2757 PM Peak Hour 500 PM

Franklin Ave-Franklin Pl
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CONTROL
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Los Angeles

2722

0 AM Peak Hour 815 AM

NOON Peak Hour

Highland Ave and Franklin Ave-Franklin Pl , Los Angeles

Total Peak Hour Summary

Project #: 16-5305-002Date: 5/12/2016 Southbound Approach



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 3 0 0 3 1.5 0.5 1 1 0 0 1

7:00 AM 0 272 2 0 427 395 163 1 6 0 0 2 1268
7:15 AM 0 328 0 0 366 394 184 1 10 0 0 2 1285
7:30 AM 0 312 2 0 344 377 238 3 8 0 0 3 1287
7:45 AM 0 356 5 0 350 347 278 4 16 0 0 2 1358
8:00 AM 0 360 5 0 366 341 267 8 10 0 0 1 1358
8:15 AM 0 412 6 0 383 327 267 3 9 0 0 4 1411
8:30 AM 0 409 2 0 342 313 279 5 21 0 0 3 1374
8:45 AM 0 424 5 0 406 283 237 5 10 0 0 6 1376
9:00 AM 1 391 3 0 404 306 279 4 12 0 0 11 1411
9:15 AM 0 387 10 0 353 357 264 6 11 0 0 7 1395
9:30 AM 0 345 8 0 385 348 260 3 12 0 0 4 1365
9:45 AM 0 346 5 0 386 294 282 6 11 0 0 5 1335

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 1 4342 53 0 4512 4082 2998 49 136 0 0 50 16223

APPROACH %'s : 0.02% 98.77% 1.21% 0.00% 52.50% 47.50% 94.19% 1.54% 4.27% 0.00% 0.00% 100.00%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 815 AM TOTAL

PEAK HR VOL : 1 1636 16 0 1535 1229 1062 17 52 0 0 24 5572

PEAK HR FACTOR : 0.987

CONTROL :

Project ID: 16-5305-002

City: Los Angeles

Thursday

5/12/2016
TOTALS

AM

NS/EW Streets: Highland Ave Highland Ave Franklin Ave-Franklin Pl Franklin Ave-Franklin Pl

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.963 0.973 0.927 0.545



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 0 3 0 0 3 1.5 0.5 1 1 0 0 1

3:00 PM 0 374 3 0 306 291 288 7 16 0 0 14 1299
3:15 PM 0 350 4 0 377 315 257 1 20 0 0 15 1339
3:30 PM 0 373 5 0 315 302 236 5 13 0 0 23 1272
3:45 PM 0 370 8 0 344 250 227 3 10 0 0 18 1230
4:00 PM 0 381 8 0 315 293 248 3 15 0 0 26 1289
4:15 PM 0 440 6 0 298 268 216 3 7 0 0 37 1275
4:30 PM 0 401 0 0 295 275 235 9 16 0 0 32 1263
4:45 PM 0 417 5 0 370 307 248 1 17 0 0 28 1393
5:00 PM 0 414 8 0 354 314 261 6 5 0 0 23 1385
5:15 PM 0 445 4 0 365 283 241 4 25 0 0 35 1402
5:30 PM 1 379 9 0 358 312 221 6 16 0 0 36 1338
5:45 PM 0 436 2 0 373 314 242 7 10 0 0 24 1408

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 1 4780 62 0 4070 3524 2920 55 170 0 0 311 15893

APPROACH %'s : 0.02% 98.70% 1.28% 0.00% 53.59% 46.41% 92.85% 1.75% 5.41% 0.00% 0.00% 100.00%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 500 PM TOTAL

PEAK HR VOL : 1 1674 23 0 1450 1223 965 23 56 0 0 118 5533

PEAK HR FACTOR : 0.982

CONTROL :

Project ID: 16-5305-002

City: Los Angeles

Thursday

5/12/2016
TOTALS

PM

NS/EW Streets: Highland Ave Highland Ave Franklin Ave-Franklin Pl Franklin Ave-Franklin Pl

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.945 0.973 0.960 0.819



City Of Los Angeles

Department Of Transportation

MANUAL TRAFFIC COUNT SUMMARY

STREET:
North/South Cahuenga Blvd

East/West Franklin Ave

Day: Date: Weather: SUNNY

Hours:   7-10 & 3-6 Chekrs: NDS

School Day: YES District:     I/S CODE

N/B S/B E/B W/B
DUAL-
WHEELED 143 107 33 67
BIKES 12 6 3 8
BUSES 10 6 0 26

N/B TIME S/B TIME E/B TIME W/B TIME

AM PK 15 MIN 232 8.30 390 8.15 119 9.45 289 8.30

PM PK 15 MIN 360 16.00 223 16.45 192 15.45 248 17.45

AM PK HOUR 869 8.15 1517 7.30 417 9.00 1095 8.30

PM PK HOUR 1407 15.30 870 16.45 698 15.00 962 16.30

NORTHBOUND Approach SOUTHBOUND Approach TOTAL XING S/L XING N/L

Hours Lt Th Rt Total Hours Lt Th Rt Total N-S Ped Sch Ped Sch
7-8 17 369 44 430 7-8 65 1168 103 1336 1766 19 1 12 0
8-9 34 712 71 817 8-9 95 1300 98 1493 2310 38 0 21 0
9-10 33 620 55 708 9-10 85 1249 96 1430 2138 11 1 14 0
15-16 44 1256 79 1379 15-16 72 566 32 670 2049 37 0 12 0
16-17 52 1193 109 1354 16-17 85 678 36 799 2153 40 2 15 0
17-18 66 1134 130 1330 17-18 105 725 25 855 2185 34 0 20 0

TOTAL 246 5284 488 6018 TOTAL 507 5686 390 6583 12601 179 4 94 0

EASTBOUND Approach WESTBOUND Approach TOTAL XING W/L XING E/L 

Hours Lt Th Rt Total Hours Lt Th Rt Total E-W Ped Sch Ped Sch
7-8 127 161 29 317 7-8 251 593 78 922 1239 10 0 21 0
8-9 122 251 35 408 8-9 261 667 139 1067 1475 9 0 25 0
9-10 131 238 48 417 9-10 231 656 148 1035 1452 9 0 25 1
15-16 180 469 49 698 15-16 109 415 394 918 1616 17 0 51 0
16-17 154 445 71 670 16-17 91 381 467 939 1609 22 0 47 5
17-18 132 506 48 686 17-18 99 391 450 940 1626 28 0 40 0

TOTAL 846 2070 280 3196 TOTAL 1042 3103 1676 5821 9017 95 0 209 6

Thursday May 12, 2016



ITM Peak Hour Summary
Prepared by:

National Data & Surveying Services

Lanes 0 3 1 City:

AM 114 1262 104 AM

NOON 0 0 0 NOON

PM 30 743 92 PM

AM NOON PM AM NOON PM Lanes

143 0 479 1

689 0 383 1

1 122 0 133 255 0 100 1

2 265 0 497

0 27 0 63

Lanes AM NOON PM AM NOON PM

AM 40 766 63 AM

NOON 0 0 0 NOON

PM 70 1123 126 PM

1 3 0 Lanes

AM AM

NOON NOON

PM PM

AM NOON PM AM NOON PM

843 0 483 1087 0 962

414 0 693 432 0 715

AM NOON PM AM NOON PM

AM AM

NOON NOON

PM PM906 1319 2225

South Leg South Leg

West Leg West Leg

1544 869 2413

0 0 0

East Leg East Leg

1257 0 1176 1519 0 1677

0 0 0

865 1735 2600

North Leg North Leg

1480 1031 2511

PM 3:00 PM 6:00 PM

Northbound Approach

Total Ins & Outs Total Volume Per Leg

AM 7:00 AM 10:00 AM
0

NOON NONE NONE
906

Signalized

432 0 715

Count Periods Start End 1544

1735 PM Peak Hour 430 PM

Franklin Ave
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CONTROL
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1031

0 AM Peak Hour 815 AM

NOON Peak Hour

Cahuenga Blvd and Franklin Ave , Los Angeles

Total Peak Hour Summary

Project #: 16-5305-003Date: 5/12/2016 Southbound Approach



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 1 3 0 1 3 0 1 2 0 1 1 1

7:00 AM 2 72 12 15 239 11 25 29 5 51 99 18 578
7:15 AM 4 84 9 15 287 24 33 33 7 53 166 21 736
7:30 AM 6 101 14 19 328 31 31 52 10 76 164 23 855
7:45 AM 5 112 9 16 314 37 38 47 7 71 164 16 836
8:00 AM 5 137 24 12 351 19 33 51 15 68 156 28 899
8:15 AM 12 181 23 21 350 19 24 52 6 52 164 33 937
8:30 AM 9 207 16 35 270 33 31 72 9 63 180 46 971
8:45 AM 8 187 8 27 329 27 34 76 5 78 167 32 978
9:00 AM 11 191 16 21 313 35 33 65 7 62 178 32 964
9:15 AM 6 163 17 23 311 20 33 35 7 64 165 28 872
9:30 AM 7 138 15 18 323 18 34 74 10 51 145 41 874
9:45 AM 9 128 7 23 302 23 31 64 24 54 168 47 880

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 84 1701 170 245 3717 297 380 650 112 743 1916 365 10380

APPROACH %'s : 4.30% 87.01% 8.70% 5.75% 87.27% 6.97% 33.27% 56.92% 9.81% 24.57% 63.36% 12.07%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 815 AM TOTAL

PEAK HR VOL : 40 766 63 104 1262 114 122 265 27 255 689 143 3850

PEAK HR FACTOR : 0.984

CONTROL :

Project ID: 16-5305-003

City: Los Angeles

Thursday

5/12/2016
TOTALS

AM

NS/EW Streets: Cahuenga Blvd Cahuenga Blvd Franklin Ave Franklin Ave

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.936 0.949 0.900 0.940



Intersection Turning Movement
Prepared by:

National Data & Surveying Services

Day:

Date:

   
NL NT NR SL ST SR EL ET ER WL WT WR TOTAL

  LANES: 1 3 0 1 3 0 1 2 0 1 1 1

3:00 PM 10 318 22 15 155 7 44 96 15 18 110 72 882
3:15 PM 11 317 9 16 155 13 49 111 8 30 105 97 921
3:30 PM 7 312 24 23 133 3 46 128 9 39 101 106 931
3:45 PM 16 309 24 18 123 9 41 134 17 22 99 119 931
4:00 PM 10 318 32 19 167 10 35 102 18 21 91 109 932
4:15 PM 16 315 24 23 150 9 44 96 14 18 102 113 924
4:30 PM 15 299 27 21 170 7 37 131 16 23 94 127 967
4:45 PM 11 261 26 22 191 10 38 116 23 29 94 118 939
5:00 PM 22 263 39 29 186 7 34 125 7 21 94 125 952
5:15 PM 22 300 34 20 196 6 24 125 17 27 101 109 981
5:30 PM 6 295 28 27 166 10 37 136 10 22 92 101 930
5:45 PM 16 276 29 29 177 2 37 120 14 29 104 115 948

NL NT NR SL ST SR EL ET ER WL WT WR TOTAL
TOTAL VOLUMES : 162 3583 318 262 1969 93 466 1420 168 299 1187 1311 11238

APPROACH %'s : 3.99% 88.19% 7.83% 11.27% 84.72% 4.00% 22.69% 69.13% 8.18% 10.69% 42.44% 46.87%
nb a nb d sb a sb d eb a eb d wb a nb d

PEAK HR START TIME : 430 PM TOTAL

PEAK HR VOL : 70 1123 126 92 743 30 133 497 63 100 383 479 3839

PEAK HR FACTOR : 0.978

CONTROL :

Project ID: 16-5305-003

City: Los Angeles

Thursday

5/12/2016
TOTALS

PM

NS/EW Streets: Cahuenga Blvd Cahuenga Blvd Franklin Ave Franklin Ave

Signalized

  NORTHBOUND   SOUTHBOUND   EASTBOUND   WESTBOUND

0.926 0.970 0.942 0.986



LINSCOTT, LAW & GREENSPAN, engineers  LLG Ref. 5-16-0264-1 
Montecito Senior Housing Project 
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APPENDIX B 

CMA AND LEVELS OF SERVICE EXPLANATION 
CMA DATA WORKSHEETS – WEEKDAY AM AND PM PEAK HOURS 

 
 
 

 

 



CRITICAL MOVEMENT ANALYSIS (CMA) DESCRIPTION 
 
Level of Service is a term used to describe prevailing conditions and their effect on traffic.  Broadly interpreted, the Level of Service 
concept denotes any one of a number of differing combinations of operating conditions which may take place as a roadway is 
accommodating various traffic volumes.  Level of Service is a qualitative measure of the effect of such factors as travel speed, travel 
time, interruptions, freedom to maneuver, safety, driving comfort and convenience. 
 
Six Levels of Service, A through F, have been defined in the 1965 Highway Capacity Manual.  Level of Service A describes a 
condition of free flow, with low traffic volumes and relatively high speeds, while Level of Service F describes forced traffic flow at 
low speeds with jammed conditions and queues which cannot clear during the green phases. 
 
Critical Movement Analysis (CMA) is a procedure which provides a capacity and level of service geometry and traffic signal 
operation and results in a level of service determination for the intersection as a whole operating unit. 
 
The per lane volume for each movement in the intersection is determined and the per lane intersection capacity based on the 
Transportation Research Board (TRB) Report 212 (Interim Materials on Highway Capacity).  The resulting CMA represents the ratio 
of the intersection's cumulative volume over its respective capacity (V/C ratio).  Critical Movement Analysis takes into account lane 
widths, bus and truck operations, pedestrian activity and parking activity, as well as number of lanes and geometrics. 
 
The Level of Service (abbreviated from the Highway Capacity Manual) are listed here with their corresponding CMA and Load 
Factor equivalents.  Load Factor is that proportion of the signal cycles during the peak hour which are fully loaded; i.e. when all of the 
vehicles waiting at the beginning of green are not able to clear on that green phase. 
 

Critical Movement Analysis Characteristics 

Level of Service Load Factor Equivalent CMA 
A (free flow) 0.0 0.00 - 0.60 
B (rural design) 0.0 - 0.1 0.61 - 0.70 
C (urban design) 0.1 - 0.3 0.71 - 0.80 
D (maximum urban design) 0.3 - 0.7 0.81 - 0.90 
E (capacity) 0.7 - 1.0 0.91 - 1.00 
F (force flow) Not Applicable Not Applicable 

 
SERVICE LEVEL A 
There are no loaded cycles and few are even close to loaded at this service level.  No approach phase is fully utilized by traffic and no 
vehicle waits longer than one red indication. 
 
SERVICE LEVEL B 
This level represents stable operation where an occasional approach phase is fully utilized and a substantial number are approaching 
full use.  Many drivers begin to feel restricted within platoons of vehicles. 
 
SERVICE LEVEL C 
At this level stable operation continues.  Loading is still intermittent but more frequent than at Level B.  Occasionally drivers may 
have to wait through more one red signal indication and backups may develop behind turning vehicles. Most drivers feel somewhat 
restricted, but not objectionably so. 
 
SERVICE LEVEL D 
This level encompasses a zone of increasing restriction approaching instability at the intersection.  Delays to approaching vehicles 
may be substantial during short peaks within the peak hour, but enough cycles with lower demand occur to permit periodic clearance 
of queues, thus preventing excessive backups.  Drivers frequently have to wait through more than one red signal.  This level is the 
lower limit of acceptable operation to most drivers. 
 
SERVICE LEVEL E 
This represents near capacity and capacity operation.  At capacity (CMA = 1.0) it represents the most vehicles that the particular 
intersection can accommodate.  However, full utilization of every signal cycle is seldom attained no matter how great the demand.  At 
this level all drivers wait through more than one red signal, and frequently through several. 
 
SERVICE LEVEL F 
Jammed conditions.  Traffic backed up from a downstream location on one of the street restricts or prevents movement of traffic 
through the intersection under consideration. 
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INDEX	MAP	1 Map	2	– Aerial	view	of	Subject	Property	and	environs

2

Figure	1	– View	of	Subject	Property	from	Franklin	Avenue,	facing	southeast Figure	3	– View	of	Subject	Property	from	Franklin	Avenue	facing	eastFigure	2	– View	across	from	Subject	Property	from	Franklin	Avenue,	facing	northeast

Figure	5	– View	across	from	Subject	Property	from	Franklin	Avenue,	facing	northeast

N

– Indicates	location	of	photo#

Figure	4 – View	of	Subject	Property	from	Franklin	Avenue,	facing	southeast
Figure	6 – View	of	Subject	Property	from	intersection	of	Franklin	Avenue	and	
Cherokee	Avenue,	facing	southwest
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Map	3 – Birds	Eye	of	Subject	Property	and	environs
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Exhibit F - Site Photos
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INDEX	MAP	2 Figure	7		– View	of	Subject	Property	from	Franklin	Avenue,	facing	west	

8

Figure	9 – View	of	Subject	Property	from	Cherokee	Avenue,	facing	southwest Figure	11	– View	of	Subject	Property	from	Cherokee	Avenue,	facing	northwestFigure	10	– View	of	Subject	Property	from	Cherokee	Avenue,	facing	west

Figure	13	– View	of	adjacent	property	west	of	Subject	Property	from	Las	Palmas	
Avenue,	facing	southeast

N

– Indicates	location	of	photo#

Figure	12	– View	of	Subject	Property	and	adjacent	property	from	intersection	of	Las	
Palmas	Avenue	and	Franklin	Avenue,	facing	southeast

Figure	14	– View	of	Subject	Property	and	adjacent	property	from	Las	Palmas	
Avenue,	facing	northeast
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Exhibit G - Hollywood Hills West Neighborhood Council Letter



Exhibit H - Community Letters
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