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PROJECT 
LOCATION: 

5414 – 5420 S. Crenshaw Boulevard. 

PROPOSED 
PROJECT: 

Density Bonus, Site Plan Review, Project Permit Compliance involving construction of 
a 5-story (56-feet) mixed-use development totaling 52,777 square feet. The project 
includes 70 affordable senior dwelling units, 2,000 square feet of retail space, and 7,229 
square feet of open space. The project will reserve 20 percent, or 12 dwelling units, of 
the 58 total base dwelling units permitted for Low Income Senior households. The 
project will utilize Assembly Bill 744 (California Government Code Section 65915 (p)(2)) 
to allow for the provision of reduced parking at 37 residential parking spaces. 
Commercial parking spaces are provided consistent with LAMC Section 12.21.A.4. A 
total of 41 parking spaces are proposed. 

APPEAL 
ACTION: 

Appeal of the entire decision of the Director of Planning of Density Bonus Compliance 
Review pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25, Site Plan 
Review pursuant to LAMC Section 16.05, Project Permit Compliance Review pursuant 
to LAMC Section 11.5.7, and Negative Declaration as follows: 

Approval of a Density Bonus Compliance Review utilizing two on-menu Density 
Bonus Affordable Housing Incentives for Floor Area Ratio and Yard/Setback 
pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.25 for a project 
totaling 70 dwelling units, reserving at least 20 percent, or 12 dwelling units of the 
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58 base dwelling units permitted on the site, for Low Income Senior households. 
The project will utilize Assembly Bill 744 to allow for the provision of 37 residential 
parking spaces; 
 

Floor Area Ratio. An allowance for a 3:1 Floor Area Ratio in lieu of the normally 
required 2:1 Floor Area Ratio. 

Yard/Setback. A 20 percent decrease in the required width of the southern side 
yard setback, allowing 6-feet, 5-inches in lieu of the otherwise required 8 feet.  

Approval of a Site Plan Review for a development project which creates or results 
in an increase of 50 or more dwelling units; and 

Approval of a Project Permit Compliance Review for the construction, use and 
maintenance of a five-story, 56-foot tall mixed-use Affordable Senior Housing 
building that contains approximately 50,777 square feet of residential area and 
2,000 square feet of commercial floor area, with 70 dwelling units, and 41 parking 
spaces located at-grade in the C2-2D-SP Zone in the Crenshaw Corridor Specific 
Plan. 

Pursuant to CEQA Guidelines Section 15074(b), consideration of the whole of the 
administrative record, including the Negative Declaration, No. ENV- 2017-299-
ND, and all comments received, that there is no substantial evidence that the 
project will have a significant effect on the environment; FIND the Negative 
Declaration reflects the independent judgment and analysis of the City; and ADOPT 
Negative Declaration. 

  
RECOMMENDED ACTIONS:   
 
1. DENY the appeal and FIND, pursuant to CEQA Guidelines Section 15074(b), after consideration 

of the whole of the administrative record, including the Negative Declaration, No. ENV-2017-299-
ND, and all comments received, there is no substantial evidence that the project will have a 
significant effect on the environment; FIND the Negative Declaration reflects the independent 
judgment and analysis of the City; and ADOPT Negative Declaration; 

2. DENY the appeal and SUSTAIN the decision of the Director of Planning for Density Bonus 
Compliance Review utilizing two on-menu Density Bonus Affordable Housing Incentives for Floor 
Area Ratio and Yard/Setback pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 
A.25 for a project totaling 70 dwelling units, reserving at least 20 percent, or 12 dwelling units of 
the 58 base dwelling units permitted on the site, for Low Income Senior household occupancy for 
a period of 55 years. The project will utilize Assembly Bill 744 (California Government Code 
Section 65915 (p)(2)) to allow for the provision of 37 residential parking spaces. Commercial 
parking spaces are provided consistent with LAMC Section 12.21.A.4. A total of 41 parking spaces 
are proposed;  
 

3. DENY the appeal and SUSTAIN the decision of the Director of Planning for Site Plan Review 
pursuant to LAMC Section 16.05 for the development project which creates or results in an 
increase of 50 or more dwelling units; 

 
4. DENY the appeal and SUSTAIN the decision of the Director of Planning for a Project Permit 

Compliance Review pursuant to LAMC Section 11.5.7 for the construction, use and maintenance 
of a five-story, 56-foot tall Affordable Senior Housing building that contains approximately 50,777 
square feet of residential area and 2,000 square feet of commercial floor area, with 70 dwelling 
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units, and 41 parking spaces located at-grade in the C2-2D-SP Zone in the Crenshaw 
Corridor Specific Plan. 
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PROJECT ANALYSIS 

 
APPELLATE DECISION BODY 
 
Two appeals have been filed regarding the original determination. Pursuant to Sections 12.22.A.25 
of the Los Angeles Municipal Code (LAMC), appeals of Density Bonus Affordable Housing Incentives 
are made to the City Planning Commission. One Appellant is an abutting (adjacent) neighbor, an 
therefore is eligible to appeal the Density Bonus entitlement. Pursuant to Section 11.5.7 and 16.05, 
appeals of Project Permit Compliance Review and Site Plan Review are made to the Area Planning 
Commission. Appeals of multiple entitlement actions are made to the highest level appeal body of 
the involved entitlement actions, per LAMC Section 12.36.C.4. Therefore, the subject appeals are 
made to the City Planning Commission. The appellate decision of the City Planning Commission is 
final and effective as provided in Charter Section 245. Further appeals of the Negative Declaration 
are made to City Council. 

PROJECT SUMMARY  
 
The proposed project is for the construction of a mixed-use building with 70 residential dwelling units. 
A one-story commercial building is proposed to be demolished. The 70 units consist of 69 senior 
housing units for low and very low income households and one market-rate manager’s unit, with a 
total residential floor area of 50,777 square feet in a 56 foot tall building. The subject site abuts 
properties zoned R1-1 to the east and the proposed structure adheres to the transitional height 
requirements per the Crenshaw Corridor Specific Plan. As proposed, the building includes a 45 feet 
3 inches step back on the 4th and 5th floor to the eastern property line. The project will provide 2,000 
square feet of ground floor commercial area for neighborhood serving amenities.  
 
The applicant requests the following On-Menu incentives: 1) an increase of the Floor Area Ratio 
(FAR) to 3:1 in lieu of the maximum permitted 2:1 FAR as required; 2) a reduction of the southern 
side yard to six-foot five inches (6’-5”) in lieu of the eight feet as required per underlying zone. 
Pursuant to LAMC Section 11.5.7, the Applicant requests the approval of Project Permit Compliance 
Review as required in the Crenshaw Corridor Specific Plan. Pursuant to LAMC Section 16.05, the 
applicant requests the approval of Site Plan Review for the proposed project. The applicant requests 
to utilize AB 744 (as adopted in California Government Code Section 65915 (p)(2)) to allow for the 
provision of reduced parking at 37 residential parking spaces.  

The project was approved on May 17, 2017 by the Director of Planning for Multiple Approvals 
comprised of a Density Bonus Affordable Housing Incentive (“Density Bonus”), Site Plan Review and 
Project Permit Compliance Review. The approval involved two on-menu Density Bonus Incentives, 
per LAMC Section 12.22 A.25, in exchange for restricting twelve (12) of 58 base units for Low Income 
Senior Households within a new 5-story (56-foot tall) mixed-use development totaling 52,777 square 
feet including a total of 70 dwelling units, 2,000 square feet of retail space, and 7,229 square feet of 
open space.  

 
PROJECT BACKGROUND 
         
The project site is located near the intersection of Crenshaw Boulevard and 54th Street in the West 
Adams – Baldwin Hills – Leimert Community Plan area. The updated West Adams – Baldwin Hills – 
Leimert Community Plan was adopted by the City Council on March 7, 2017. The Community Plan 
Map designates the subject property for Community Commercial use with a corresponding zone of 
C2. The property is zoned C2-2D-SP and is located in Subarea F of the Crenshaw Corridor Specific 
Plan (Specific Plan). The property is also located within the Park Mesa Pedestrian Oriented District 



DIR-2017-298-DB-SPR-SPP-1A  A-2 
 

 

and the South Los Angeles Alcohol Sales Specific Plan Area. Lastly, the Property is within a 
designated Los Angeles State Enterprise Zone and Fast Food Establishments Zone. 

The project site consists of two contiguous parcels, totaling approximately 22,841 square feet. The 
site is currently developed with a surface parking lot and a one-story commercial building built in 
1966. Existing structure and one palm tree are proposed to be demolished. The subject property is 
located approximately 400 feet from View Park Preparatory Accelerated Charter Middle School on 
Crenshaw Boulevard to the north. 

The proposed project is a 70-unit mixed-use affordable senior apartment building that is 56 feet in 
height and encompasses approximately 52,777 square feet of floor area. The project provides 41 
automobile and 77 bicycle parking spaces at grade, with vehicular and pedestrian access off 
Crenshaw Boulevard to the west. The Project includes 2,000 square feet of ground floor commercial 
area reserved for neighborhood serving uses. 

In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and 
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los Angeles 
Municipal Code (LAMC), which permits a density bonus of 35 percent based on setting aside 20% 
of 58 base units for low income senior households. This allows for 79 total dwelling units in lieu of 
the otherwise maximum density limit of 58 dwelling units on the property. A density bonus is 
automatically granted in exchange for the applicant setting aside a portion of dwelling units, in this 
case 12 units, for habitation by Low Income Senior Households for a period of 55 years. Consistent 
with the Density Bonus Ordinance, the Applicant is also automatically granted a reduction in required 
parking spaces. The Applicant is providing automobile parking pursuant to AB 744 (California 
Government Code Sections 65915 (p)(2)), for a total of 41 parking spaces located at grade. The 
proposed mixed income project consists of a minimum of 12 units (20%) set aside for Low Income 
Senior Households, situated on a site that is located within one-half mile of a major transit stop. 

Based on the affordable percentage the Applicant is entitled to request two “on-menu” incentives in 
order to facilitate the provision of affordable senior housing at the site. Per the underlying zone, a 
maximum FAR of 2:1 is permitted with a required eight (8) foot side yard setback. The applicant is 
requesting an increase in the allowable FAR to 2.31:1, and a 20 percent decrease in the required 
width of the southern side yard to allow for 6-feet, 5 inches.  

THE APPEAL 
 
Two appeals were filed in response to the Director’s Approval of DIR-2017-298-DB-SPR-SPP within 
the appeal period ending on June 1, 2017.  
 
Appellant: Larry Isom – Appeal of the Entire Decision 
 
Reasons for Appeal: 

A-1:  Parking. The appellant contents that there are insufficient parking spaces for existing 
properties along Crenshaw Boulevard.  

STAFF RESPONSE 

Assembly Bill 744 (AB 744) amended sections of the State Density Bonus Law (Government Code 
Section 65915 (p)(2)) which went into effect on January 1, 2016. AB 744 prohibits local jurisdictions 
from imposing vehicular parking ratios in excess of 0.5 spaces per bedroom on a development that 
includes the maximum percentage of low- or very low income units and is within ½ mile of, and has 
unobstructed access to, a Major Transit Stop as defined of PRC Section 21155.  
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Case No. DIR-2017-298-DB-SPR-SPP was filed on January 25, 2017 for an approval of two on-
menu incentives in conjunction with a 20 percent set aside for Low Income Senior Households. The 
application included a request to provide 0.5 parking spaces per bedroom pursuant to AB 744.  

The project site is located less than 100 feet from the intersection of Crenshaw Boulevard and 54th 
street. The subject site is approximately 0.24 miles from the Hyde Park station that is currently under 
construction and will serve the Crenshaw/LAX light rail. The Hyde Park station is considered to be a 
major transit stop pursuant to Section 21155 of the State Public Resources Code. As the proposed 
project complies with the requirements of AB 744, the City is prohibited from imposing a parking ratio 
in excess of 0.5 parking spaces per bedroom, as requested by the applicant.  

The project proposes to provide 71 bedrooms, requiring a total of 36 residential parking spaces 
pursuant to AB 744. Although the applicant has requested a reduction in the required parking ratio, 
the applicant proposes to provide a total of 37 residential parking spaces. The applicant will provide 
4 parking spaces for the commercial component of the project, as required by LAMC Section 12.21-
A.4. A total of 41 parking spaces will be provided at-grade. As such, the project will provide adequate 
parking to serve the needs of future residents and customers of the commercial component.  
 
The appellant have listed a number of commercial properties along Crenshaw Boulevard and states 
no sufficient parking spaces are provided by these establishments. The appellant also provided a 
Letter of Determination for Case No. ZA-93-1045 (ZV) which was approved on January 6, 1994. The 
zone variance permitted a waiver of the required off-street parking for the existing gymnasium facility 
that is owned by the appellant ("Black Diamond Health and Fitness), located at 5436 Crenshaw 
Boulevard. The variance did not grant explicit rights to the appellant to park at the project site owned 
by the applicant.  
 
The applicant submitted photographs to show that existing surface parking lot for the project site is 
reserved for private parking only for the commercial structure on site, and does not provide public 
parking for adjacent businesses. The surface parking lot for the subject site is gated and reserved 
for parking by permits only. There are metered and unmetered parking spaces available along 
Crenshaw Boulevard immediately adjacent to the subject site within the public right-of-way. Visitors 
to nearby commercial establishments are able to park on the street along each side of Crenshaw 
Boulevard. Furthermore, the applicant is not required to provide additional public parking to 
accommodate existing conditions. 
 
A-2:  LAX Metro Light Rail. The appellant asserts that the LAX Metro Light Rail project will eliminate 

street parking and move pedestrian traffic closer to sidewalks, thus putting people in harm’s 
way.  

STAFF RESPONSE 

The Metro Crenshaw/LAX Transit Project will extend from the existing Metro Expo Line at Crenshaw 
and Exposition Boulevards and merge with the Metro Green Line at the Aviation/LAX station. The 
Line will travel 8.5-miles serving the cities of Los Angeles, Inglewood, and El Segundo. Construction 
for the stations and rail line is currently underway with anticipated completion in 2019. The Federal 
Transit Administration (FTA) on Dec. 30, 2011 issued a Record of Decision (ROD) for the 
Crenshaw/LAX Transit Corridor project based on Metro's Final Environmental Impact 
Statement/Report (FEIS/FEIR) in compliance with the National Environmental Policy Act (NEPA). 
The potential environmental impacts of the Crenshaw Transit Corridor project were adequately 
addressed in the Final Environmental Impact Report (SCH# 2007091148), and the Mitigation 
Monitoring and Reporting Program. Due to the construction activities for the transit rail project, the 
Los Angeles Metropolitan Transportation Authority is providing temporary construction parking lots 
along Crenshaw Boulevard until the completion of construction.  The Los Angeles Department of 
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Transportation is currently preparing a feasibility study to identify long term parking solutions in the 
area. A number of on-street parking spaces will be removed due to the removal of the frontage road 
medians along Crenshaw Boulevard. However, public street parking will continue to be available 
along both sides of Crenshaw Boulevard.  

The proposed affordable senior housing project represents an infill development that supports the 
development of increased population density outside of existing neighborhood and enhanced retail 
services to serve nearby residents. The project would meet a growing demand for housing near jobs 
and transportation centers, consistent with State, regional and local regulations designed to reduce 
trips and greenhouse gas emissions, meanwhile also helping the City to meet its housing obligation 
under the SCAG Regional Housing Needs Assessment (“RHNA”) allocation. In addition, a Negative 
Declaration, ENV-2017-299-ND, was prepared by the Department of City Planning and circulated for 
public review on March 16, 2017 for a period of 20 days. The review period for the ND ended on 
April 5, 2017. No comments were received during the public comment period. As conditioned, the 
proposed project is not anticipated to cause significant impacts on vehicular and pedestrian traffic.  

A-3:  Increased Activities. The appellant argues that proposed project will bring increased activities 
and traffic, thus affecting the health of the community.  

STAFF RESPONSE 

The appellant contended that the proposed project will result in increased pedestrian and vehicular 
traffic along Crenshaw Boulevard. Crenshaw Boulevard is a designated Modified Avenue I with an 
180-feet right-of-way. The proposed 70-unit project would replace the existing commercial building 
and surface parking lot. The Negative Declaration, ENV-2017-299-ND, adequately addresses the 
impacts of the proposed project. As analyzed in Section XVI Transportation/Traffic of ENV-2017-
299-ND, the 70-unit project does not meet or exceed thresholds and levels that would have 
significant impact on surrounding intersections, per the City's Department of Transportation (LADOT) 
standards. Per LADOT Referral Form dated February 28, 2017, no traffic study was required. While 
the increase in dwelling units may increase the number of vehicles accessing the site, this would not 
constitute a significant increase in vehicle trips and would not result in a substantial increase in traffic 
for Crenshaw Boulevard. The proposed project will not cause traffic congestion at a level of 
significant impact on the existing load and capacity of the street system.  

Appellant: Kar Lee Young – Appeal of the Entire Decision 

Reasons for Appeal: 

B-1:  Parking. The appellant contents that the proposed project reduces the number of public 
parking spaces.  

STAFF RESPONSE 

As discussed under Appeal Point A-1, the project site currently does not provide any public parking 
on the privately owned parking lot. Public parking for nearby commercial establishments is available 
along both sides of Crenshaw Boulevard. The applicant has submitted photographs that show the 
secure and gated surface parking lot, is privately owned by the applicant and reserved for permit 
parking only. On June 9, 2017, staff conducted a field investigation to the project site at 10:30 a.m. 
and verified that there are two temporary public parking lots and one city-owned public parking lot 
located within a 500-foot radius of the subject site. The two temporary public parking lots adjoins the 
project site to the north with egress and ingress of 54th street. The public parking lot (LADOT Lot 
633) abuts the subject site to the east and provides 32 parking spaces with egress and ingress off 
11th Avenue. One other city-owned public parking lot (LADOT Lot 634) is located approximately 740 
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feet from the project site at the corner of 11th Avenue and 57th Street, and provides 34 parking spaces. 
There are approximately 18 public parking spaces along one side of Crenshaw Boulevard between 
54th Street and 57th Street. Photographs of the public parking lots and street-parking spaces are 
provided in Exhibit H of this staff report. As the project site currently does not support public parking, 
the proposed 70-unit affordable senior development would not reduce existing number of public 
parking spaces.   

B-2:  Street Capacity. The appellant asserts that the proposed project taxes street capacity on 
Crenshaw Boulevard.  

STAFF RESPONSE 

In accordance with Site Plan Review and ND procedures, the Los Angeles Department of 
Transportation (“DOT”) completed a Referral Form dated February 28, 2017 for the review and 
analysis of traffic, access, and circulation for the proposed project. The DOT Referral Form 
concluded that the project does not meet the threshold for a traffic study and therefore identified no 
significant impacts regarding transportation or traffic. As discussed in the appeal points above, the 
project would be required to comply with existing regulations which were established with the 
intention to reduce the impacts and disruption of the project on surrounding areas. The DOT Referral 
Form is available in Exhibit G for review.  

B-3:  Open Space. The appellant states that the proposed project reduces usable open space. 

STAFF RESPONSE 

The project site consists of two contiguous parcels, totaling approximately 22,841 square feet. The 
General Plan designates the subject site as Community Commercial land use and the corresponding 
zone allows for office, business, professional, and multiple dwelling residential uses.  The project 
site is currently developed with a commercial building (church) and surface parking lot. The surface 
parking lot extends across lot lines on Lot 344, 304, and portions of Lot 305, all of which are owned 
by the applicant. Lot 304 and 305 are zoned C2-2D-SP and Lot 344 is zoned R1-1. The proposed 
project is situated on Lot 304 and 305 only, with no development proposed for Lot 344.  

The existing surface parking lot is securely gated and does not serve as usable recreation or open 
space for the general public. Per photographs provided by the applicant, the private parking lot is 
restricted to permit parking only. The applicant currently proposes to provide approximately 7,229 
square of open space, consisting of 4,879 square feet of private communal open space and 2,350 
square feet of private open space. Therefore, the appellant's statement is inaccurate.  
 
B-4:  Spacing. The appellant argues that the proposed project reduces spacing between the 

project site and his/her property. 

STAFF RESPONSE 

Pursuant to LAMC Section 12.22.A.25, the project qualifies for a 20 percent reduction in the required 
side yard setback as one of the On-Menu incentives. By setting aside 20 percent of the 58 base 
dwelling units for Low Income Senior Households, the applicant is requesting a reduction in one side 
yard setback to permit 6 feet 5 inches in lieu of the otherwise required 8 feet. The permitted 
exceptions to zoning requirements would result in building design or construction efficiencies that 
provide for affordable housing costs. The requested reduction in the southerly side yard setback 
would allow the developer to expand the building envelope so the additional units can be constructed 
and the overall space dedicated to residential uses is increased.   
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Sections 10.B. of the Crenshaw Corridor Specific Plan pertains to Mixed-Use projects located in 
Pedestrian-Oriented Areas within Subareas D, F, and G. The subject property is located in Subarea 
F and the Park Mesa Pedestrian Oriented Area. Per the provisions in this section, Mixed-Use projects 
shall provide up to a five foot setback if no pedestrian amenities are provided along the building 
frontage. The project does provide pedestrian amenities along Crenshaw Boulevard and the front 
yard setback varies from zero to five feet along the street facade. The proposed project maintains a 
minimum of 15-foot rear yard setback. The northern side yard setback will be a minimum of 8 feet, 
and the southern side yard setback will be a minimum of 6 feet 5 inches. In addition, the proposed 
project also complies with the Transitional Height Requirement, with the building stepping back 
approximately 45 feet on the fourth and fifth floor to the eastern property line abutting the R1 zone. 
All required setbacks are provided per the C2 zone for the residential component, with the exception 
of the southerly side yard setback reduction based on the affordable housing density bonus incentive. 

B-5:   Concrete. The appellant states that proposed project increases concrete bulk and use. 

STAFF RESPONSE 

Pursuant to LAMC Section 12.21-G, the project is required to provide 7,025 square feet of open 
space. The applicant proposes to provide approximately 7,229 square of open space, consisting of 
4,879 square feet of common open space and 2,350 square feet of private open space. The project 
proposes an indoor community room totaling 1,059 square feet, a 3,036 square feet central courtyard 
on the second floor, and 784 square feet of roof deck on the fourth floor. Additionally, approximately 
2,574 square feet of open space will be landscaped. Various types of vegetation and trees are 
incorporated into the design of the project to minimize the visual impact of the building. The applicant 
is not requesting any reduction of open space, and will provide the landscaping that is required by 
the Zoning Code and will exceed the minimum landscaped area required by code. 

B-6:  Privacy. The appellant asserts that the proposed project reduces aerial access and privacy 
for his/her property.  

STAFF RESPONSE 

The City does not directly regulate or protect privacy; however, existing regulations such as requiring 
that structures observe front, side, and rear yard setbacks helps to address the issue of privacy and 
access to light and air. In the C2 Zone, portions of buildings which are utilized for residential purposes 
are required to comply with the side and rear yard requirements of the R4 Zone. A front yard setback 
is not required, pursuant to LAMC Section 12.14-C,1. The proposed mixed-use structure includes 
variable front yard setback ranging from zero to five feet along Crenshaw Boulevard, and maintains 
a minimum of 15-foot rear yard setback. The northern side yard setback will be a minimum of 8 feet 
and is consistent with the code requirement. Pursuant to LAMC Section 12.22.A.25, the applicant is 
requesting a 20 percent reduction in the southern side yard setback. The southern side yard is 
reduced to 6 feet 5 inches because the developer is entitled to request this deviation from the side 
yard development standard through state density bonus law based on the amount of affordable units 
being proposed.  

Section 10.D. of the Crenshaw Corridor Specific Plan pertains to Transitional Height Requirements 
in all Subareas on land zoned commercial or industrial that directly abuts land zoned residential. The 
subject property is zoned C2 and directly abuts parcels zoned R1-1 to the east. As depicted in project 
plans (Exhibit E), proposed mixed-use structure is partially three stories and partially five stories, 
rather than five stories throughout. The building is stepped back approximately 45 feet on the fourth 
and fifth floor to the eastern property line abutting the R1 zone. As proposed, the project is designed 
with adequate separations per zoning code between the building and adjacent properties to provide 
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light and air. Therefore, the project is in compliance of Section 10.D. of the Specific Plan and meets 
the Los Angeles Municipal Code requirements pertaining to yard setbacks.  

CONCLUSION 

Staff recommends denial of the appeal and approval of the Determination Letter of the Director of 
Planning approving two on-menu Density Bonus Affordable Housing Incentives, Site Plan Review, 
Project Permit Compliance Review, and Negative Declaration for the proposed 5-story (56-foot tall) 
mixed-use development including 70 dwelling units, 50,777 square feet of residential uses, 2,000 
square feet of commercial space, and 7,229 square feet of open space. The project will reserve 20 
percent, or 12 dwelling units, of the 58 total base dwelling units permitted on the site for Low Income 
Senior household occupancy of 55 years. The project will utilize Assembly Bill 744 (Government 
Code Section 65915 (p)(2)) to allow for the provision of 37 residential parking spaces. Commercial 
parking spaces are provided consistent with LAMC Section 12.21.A.4. A total of 41 parking spaces 
are proposed. 
 
With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a 
Density Bonus and up to three “concessions or incentives” for projects that include defined levels of 
affordable housing in their projects. In response to this requirement, the City created an ordinance 
that includes a menu of incentives (referred to as “on-menu” incentives) comprised of eight zoning 
adjustments that meet the definition of concessions or incentives in state law (California Government 
Code Section 65915). The eight on-menu incentives allow for: 1) reducing setbacks; 2) reducing lot 
coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5) increasing height; 6) reducing 
required open space; 7) allowing for an alternative density calculation that includes streets/alley 
dedications; and 8) allowing for “averaging” of FAR, density, parking or open space. In order to grant 
approval of an on-menu incentive, the City utilizes the same findings contained in state law for the 
approval of incentives or concessions.  
 
Further, under Density Bonus Legislation, the standard for denial is statutorily limited: Section 
65915(e) and LAMC 12.11.A.25(g)(2)(i), density bonus project incentives can only be denied for two 
reasons: 1) the incentive does not contribute to the long-term affordability of the housing set-asides; 
2) the incentive(s) would have an adverse impact upon public health, safety, physical environment, 
or real property listed on the California Register of Historical Resources. The subject property is not 
listed as a federal, state or local Historical Monument, nor is it located near any historical resources, 
nor is it within an HPOZ Overlay Zone.  
 
Upon in-depth review and analysis of the issues raised by the appellants for the proposed project at 
5414-5420 Crenshaw Boulevard, no errors or abuse of discretion by the Director of Planning or 
his/her designees were found in regards to the appeal points raised. The appeal of the Director’s 
approval of two on-menu Density Bonus Affordable Housing Incentive, Site Plan Review, Project 
Permit Compliance Review, and Negative Declaration cannot be substantiated and therefore should 
be denied.   
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DIRECTOR'S DETERMINATION 

DENSITY BONUS & AFFORDABLE HOUSING INCENTIVES 

May 17, 2017 

Applicant/ Owner 
Grant Power 
West Angeles Community 
Development Corp. 
6028 S. Crenshaw Blvd. 
Los Angeles, CA 90043 

Representative 
Nichole Smith 
Horizon Development + Entitlement 
12655 Jefferson Blvd. 
Playa Vista, A 90066 

Case No. DIR-2017-298-DB-SPR-SPP 
CEQA: ENV-2017-299-ND 

Specific Plan Subarea: Subarea F - Crenshaw Corridor; 
South Los Angeles Alcohol Sales 

Location: 5414 - 5420 S. Crenshaw Blvd. 
Council District: 8 - Marqueece Harris - Dawson 

Neighborhood Council: Park Mesa Heights 
Community Plan Area: West Adams-Baldwin Hills-Leimert 
Land Use Designation: Community Commercial 

Zone: C2-2D-SP 
Legal Description: Lots 304 - 305, Tract 668 

Last Day to File June 1, 2017 
an Appeal: 

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.25, 16.05 and 11.5. 7, I 
have reviewed the proposed project and as the designee of the Director of Planning, I hereby: 

APPROVE a Density bonus Compliance Review for the following 2 incentives 
requested by the applicant for a project totaling 70 dwelling units, reserving 12 units for 
Low Income Senior Household occupancy for a period of 55 years, with the following 
requested incentives: 

1. Floor Area Ratio. An allowance for a 3: 1 Floor Area Ratio in lieu of the normally 
required 2: 1 Floor Area ratio. 

2. Yard/Setback. A 20 percent decrease in the required width of the southern side yard 
setback, allowing 6-feet, 5-inches in lieu of the otherwise required 8 feet. 



APPROVE a Project Permit Compliance Review for the construction, use and 
maintenance of a five-story, 56-foot tall residential Affordable Senior Housing building that 
contains approximately 50,777 square feet of residential area and 2,000 square feet of 
commercial floor area, with 70 dwelling units, and 41 parking spaces located at-grade in 
the C2-2D-SP Zone in the Crenshaw Corridor Specific Plan. 

APPROVE a Site Plan Review for a development project which creates or results in an 
increase of 50 or more dwelling units. 

FOUND, pursuant to CEQA Guidelines Section 1507 4(b ), after consideration of the whole 
of the administrative record, including the Negative Declaration, No. ENV-2017-299-ND, 
as circulated on March 16, 2017 ("Negative Declaration"), and all comments received, 
there is no substantial evidence that the project will have a significant effect on the 
environment; FOUND the Negative Declaration reflects the independent judgment and 
analysis of the City; and ADOPTED the Negative Declaration. 

Adopt the attached Findings. 
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CONDITIONS OF APPROVAL 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped "Exhibit 
A," and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, West/South/Coastal Project Planning Division, 
and written approval by the Director of Planning. Each change shall be identified and 
justified in writing. Minor deviations may be allowed in order to comply with the provisions 
of the Municipal Code, the project conditions, or the project permit authorization. 

2. Commercial Uses. The commercial floor area is limited to 2,000 square feet within the 
C2-2D-SP Zone. 

3. Residential Density. The project shall be limited to a maximum density of 70 residential 
units including Density Bonus Units. 

4. Affordable Units. A minimum of twelve (12) units shall be reserved as rent-restricted 
affordable units for Low Income Senior Households, as defined by the State Density 
Bonus Law 65915(C)(1 ). 

5. 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 LAMC Section 12.22 A.25 (9a-d). 

6. 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 12 units available to Low Income Senior Households, for 
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. The project shall comply with any monitoring 
requirements established by the HCIDLA. Refer to the Density Bonus Legislation 
Background section of this determination. 

7. Automobile Parking. Based upon the number of dwelling units proposed 41 parking 
spaces shall be provided for the project. Residential automobile parking shall be provided 
consistent with LAMC 12.22 A.25, or California Government Code Sections 65915-65918. 
Manager's unit shall provide parking consistent with LAMC Section 12.21 A.4. Commercial 
automobile parking shall be provided consistent with LAMC Section 12.21.A.4. 

8. 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 above. 

9. Bicycle Parking. Residential and commercial bicycle parking shall be provided consistent 
with LAMC Section 12.21.A.16. 

DIR-2017-298-DB-SPR-SPP Page 3 of 22 



10. Setbacks. The project qualifies for a 20 percent reduction in the required side yard 
setback per LAMC Section 12.22.A.25. The southerly side yard setback shall be no less 
than 6 feet 5 inches. 

11. Open Space. Open Space shall be provided consistent with 12.21 G, which requires 
approximately 7,229 square feet of Open Space on the Project Site. 

12. Floor Area Ratio (FAR). The maximum floor area ratio for the project shall be 2:31 :1. 

13. Height. The project shall be limited to 56 feet in height, and shall comply with the 
Transitional Height Requirement per the Crenshaw Corridor Specific Plan. 

14. Landscape Plan. All open areas not used for buildings, driveways, parking areas, 
recreational facilities or walks shall be attractively landscaped, including an automatic 
irrigation system, and maintained in accordance with a landscape plan prepared by a 
licensed landscape architect or licensed architect, and submitted for approval to the 
Department of City Planning. The landscape plan shall indicate landscape points for the 
project equivalent to 10% more than otherwise required by LAMC 12.40 and Landscape 
Ordinance Guidelines "O". 

15. Lighting. All pedestrian walkways and vehicle access points shall be well-lit. All outdoor 
lighting will be shielded to prevent excessive illumination and mitigate light impacts on 
adjacent residential properties and the public right-of-way. 

16. Covenant. Prior to the issuance of any building permits, the applicant shall record a 
covenant showing compliance with the Crenshaw Corridor Specific Plan pertaining to Use 
Limitations in Pedestrian-Oriented Areas. The Project's ground floor commercial space 
shall be limited to neighborhood retail or neighborhood services, as defined by LAMC 
Section 13.07.C. 

Administrative Conditions 

17. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building and Safety, the applicant shall submit all final construction plans that are 
awaiting issuance of a building permit by the Department of Building and Safety for final 
review and approval by the Department of City Planning. All plans that are awaiting 
issuance of a building permit by the Department of Building and Safety shall be stamped 
by Department of City Planning staff "Plans Approved". A copy of the Plans Approved, 
supplied by the applicant, shall be retained in the subject case file. 

18. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein . attached as a cover sheet, and shall include any modifications or 
notations required herein. 

19. Approval, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file. 

20. Code Compliance. Use, area, height, and yard regulations of the zone classification of 
the subject property shall be complied with, except where granted conditions differ herein. 
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21. Department of Building and Safety. The granting of this determination by the Director 
of Planning does not in any way indicate full compliance with applicable provisions of the 
Los Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or 
modifications to plans made subsequent to this determination by a Department of Building 
and Safety Plan Check Engineer that affect any part of the exterior design or appearance 
of the project as approved by the Director, and which are deemed necessary by the 
Department of Building and Safety for Building Code compliance, shall require a referral 
of the revised plans back to the Department of City Planning for additional review and 
sign-off prior to the issuance of any permit in connection with those plans. 

22. Enforcement. Compliance with these conditions and the intent of these conditions shall 
be to the satisfaction of the Department of City Planning. 

23. 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. 

24. Indemnification and Reimbursement of Litigation Costs. 

Applicant shall do all of the following: 

(i) 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. 

(ii) 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. 

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

(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits 
may be required in an increased amount from the initial deposit if found 
necessary by the City to protect the City's interests. The City's failure to notice 
or collect the deposit does not relieve the Applicant from responsibility to 
reimburse the City pursuant to the requirement in paragraph (ii). 
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(v) If the City determines it necessary to protect the City's interest, execute an 
indemnity and reimbursement agreement with the City under terms consistent 
with the requirements of this condition. 

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

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

For purposes of this condition, the following definitions apply: 

"City" shall be defined to include the City, its agents, officers, boards, 
commis~ions, committees, employees, and volunteers. 

"Action" shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or 
local law. 

Nothing in the definitions included in this paragraph are intended to limit the rights of 
the City or the obligations of the Applicant otherwise created by this condition. 
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PROJECT BACKGROUND 

The project site is located near the intersection of Crenshaw Boulevard and 54th Street in the 
West Adams - Baldwin Hills - Leimert Community Plan area. The updated West Adams - Baldwin 
Hills - Leimert Community Plan was adopted by the City Council on March 7, 2017. The 
Community Plan Map designates the subject property for Community Commercial use with a 
corresponding zone of C2. The property is zoned C2-2D-SP and is located in Subarea F of the 
Crenshaw Corridor Specific Plan (Specific Plan). The property is also located within the Park 
Mesa Pedestrian Oriented District and the South Los Angeles Alcohol Sales Specific Plan Area. 
Lastly, the Property is within a designated Los Angeles State Enterprise Zone and Fast Food 
Establishments Zone. 

The project site consists of two contiguous parcels, totaling approximately 22,841 square feet. 
The site is currently developed with a surface parking lot and a one-story commercial building 
built in 1966. Existing structure and one palm tree are proposed to be demolished. The subject 
property is located approximately 400 feet from View Park Preparatory Accelerated Charter 
Middle School on Crenshaw Boulevard to the north. 

The proposed project is a 70-unit mixed-use affordable senior apartment building that is 56 feet 
in height and encompasses approximately 52,777 square feet of floor area. The project provides 
41 automobile and 77 bicycle parking spaces at grade, with vehicular and pedestrian access off 
Crenshaw Boulevard to the west. The Project includes 2,000 square feet of ground floor 
commercial area reserved for neighborhood serving uses. 

The Applicant proposes to utilize Los Angeles Municipal Code (LAMC) Section 12.22 A 25 
(Density Bonus) to set aside twelve units (20 percent) for Low Income Senior Households. The 
Density Bonus Ordinance grants an increase in the permitted density in exchange for the 
Applicant setting aside a portion of their by-right dwelling units. The project site zoning of C2 
allows for 58 residential units based on a lot square footage of 22,841. Pursuant to the Density 
Bonus Ordinance, the project is allowed a 35 percent increase for up to 79 dwelling units. The 
Applicant is requesting 12 density bonus units for a total of 70 dwelling units. 

The Applicant is requesting two "on-menu" incentives in order to facilitate the provision of 
affordable senior housing at the site. Per the underlying zone, a maximum FAR of 2: 1 is permitted 
with a required eight (8) foot side yard setback. The applicant is requesting an increase in the 
allowable FAR to 2.31 :1, and a 20 percent decrease in the required width of the southern side 
yard to allow for 6-feet, 5 inches. 

In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and 
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los Angeles 
Municipal Code (LAMC), which permits a density bonus of 35 percent. This allows for 79 total 
dwelling units in lieu of the otherwise maximum density limit of 58 dwelling units on the property. 
A density bonus is automatically granted in exchange for the applicant setting aside a portion of 
dwelling units, in this case 12 units, for habitation by Low Income Senior Households for a period 
of 55 years. Consistent with the Density Bonus Ordinance, the Applicant is also automatically 
granted a reduction in required parking spaces. The Applicant is providing automobile parking 
pursuant to AB 7 44 (California Government Code Sections 65915 (p )(2)), for a total of 41 parking 
spaces located at grade. The proposed mixed income project consists of a minimum of 12 units 
(20%) set aside for Low Income Senior Households, situated on a site that is located within one
half mile of a major transit stop. 
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Housing Replacement 

With Assembly Bill 2222, applicants of Density Bonus projects filed as of January 1, 2015 must 
demonstrate compliance with the housing replacement provisions which require replacement of 
rental dwelling units that either exist at the time of application of a Density Bonus project, or have 
been vacated or demolished in the five-year period preceding the application of the project. This 
applies to all pre-existing units that have been subject to a recorded covenant, ordinance, or law 
that restricts rents to levels affordable to persons and families of lower or very low income; subject 
to any other form of rent or price control; or occupied by Low or Very Low Income Households. 
Pursuant to the Determination made by the Housing and Community Investment Department 
(HCIDLA) dated March 20, 2017, the proposed project will not be required to provide affordable 
units based on the fact that there are no existing units on site. HCIDLA has determined that there 
were no residential units on the property within the last five years. AB 2222 does not apply to 
commercial buildings, so no AB 2222 replacement affordable units are required. 

LAMC Criteria 

As permitted by LAMC Section 12.22 A.25 the applicant is requesting 2 incentives that will 
facilitate the provision of affordable housing at the site: 1) A 20 percent decrease in the required 
width of the southern side yard setback, allowing 6-feet, 5-inches in lieu of the otherwise required 
8 feet; and 2) An allowance for a 3:1 Floor Area Ratio in lieu of the normally required 2:1 Floor 
Area ratio. A Pursuant to LAMC Section 12.22 A.25 ( e )(2), in order to be eligible for any on-menu 
incentives, a Housing Development Project ( other than an Adaptive Reuse Project) shall comply 
with the following criteria, which it does: 

a. The fa9ade of any portion of a building that abuts a street shall be articulated with a change 
of material or a break in plane, so that the fa9ade is not a flat surface. 

The proposed Senior Affordable Housing project includes 52,777 square feet of floor area 
and 70 residential dwelling units within five levels above grade. The proposed mixed-use 
development has one street-facing fa9ade, located along the easterly side on Crenshaw 
Boulevard. As shown on Exhibit A, the street facing fa9ade will have articulation in the form 
of balconies and utilization of several types of materials and colors. The ground floor 
commercial area utilizes glass walls with storefront glazing. 

b. All buildings must be oriented to the street by providing entrances, windows architectural 
features and/or balconies on the front and along any street facing elevation. 

The proposed project has one street facing fa9ade along Crenshaw Boulevard. As depicted 
in the plans marked as Exhibit "A", the mixed-use building is oriented toward Crenshaw 
Boulevard, which is a designated Avenue I in the Mobility Plan 2035. The Crenshaw 
Boulevard fa9ade measures approximately 150 feet, which provides the main pedestrian 
entrance to the residential lobby and neighborhood serving commercial area. The 
commercial space on the ground floor along the street is punctuated by large window 
openings and clear aluminum storefront glazing. 

A vehicular driveway located west of the residential lobby provides both ingress and egress 
to the site. As shown on Exhibit A, the main residential entrance is delineated by vertical 
elements and large window windows. 

c. The Housing Development Project shall not involve a contributing structure in a designated 
Historic Preservation Overlay Zone (HPOZ) and shall not involve a structure that is a City of 
Los Angeles designated Historic-Cultural Monument (HCM). 
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The proposed project is not located within a designated Historic Preservation Overlay Zone, 
nor does it involve a property that is designated as a City Historic-Cultural Monument. 

d. The Housing Development Project shall not be located on a substandard street in a Hillside 
Area or in a Very High Fire Hazard Severity Zone as established in Section 57.25.01 of the 
LAMC. 

The project is not located on a substandard street in a Hillside Area, nor is it located in a 
Very High Fire Hazard Severity Zone. 
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FINDINGS 

DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES PROGRAM FINDINGS 

Pursuant to LAMC Section 12.22 A.25 (e)(2), in order to be eligible for any on-menu 
incentives, a Housing Development Project (other than an Adaptive Reuse Project) shall 
comply with the following criteria, which it does: 

1. Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density 
bonus and requested incentive(s) unless the director finds that: 

a. The incentives are not required 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 Director to make 
a finding that the requested incentives are not necessary 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. 

The list of on-menu incentives in 12.22 A.25 was 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 Director 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 scale of the project. 

The requested incentives, a decrease in the required southern side yard setback and 
increase in FAR, are expressed in the Menu of Incentives per LAMC 12.22 A.25(f) and, 
as such, permit exceptions to zoning requirements that result in building design or 
construction efficiencies that provide for affordable housing costs. The requested 
incentives allow the developer to expand the building envelope so the additional units 
can be constructed and the overall space dedicated to residential uses is increased. 
These incentives support the applicant's decision to set aside 12 units for Low Income 
Senior Households for 55 years. 

Floor Area Ratio Increase: The subject site is zoned C2-2D-SP which allows 58 units 
on the 22,841 square foot site, with a maximum 2: 1 Floor Area Ratio (FAR) and a 
maximum height of 60 feet. The FAR Increase incentive permits a percentage increase 
in the allowable Floor Area Ratio equal to the percentage of Density Bonus for which 
the Housing Development Project is eligible, not to exceed 35 percent. The project is 
proposing a 2.31 :1 FAR, or approximately 52,777 square feet, which is below the 
maximum percentage of Density Bonus for which the Housing Development Project is 
eligible. This FAR Increase creates an additional 7,095 square feet in floor area. 

Side Yard Setback Reduction: The Project would be required to provide an 8-feet side 
yard setback. The requested incentive allows for a 20 percent decrease of the side 
yard setback requirement, which is approximately 6-feet, 5 inches. The proposed 
Project is providing an 8-feet northern side yard setback and a 6-feet, 5 inches southern 
side yard setback. This requested reduction of the southern side yard setback allows 
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for an expanded building envelope. 

The requested incentives to: ( 1) increase the Floor Area Ratio and (2) decrease the 
required southerly side yard setback are expressed in the Menu of Incentives per LAMC 
12.22 A.25(f) and, as such, permit exceptions to zoning requirements that result in 
building design or construction efficiencies that provide for affordable housing costs. The 
requested incentives allow the developer to expand the building envelope so the 
additional units can be constructed and the overall space dedicated to residential uses 
is increased. These incentives support the Applicant's decision to set aside 12 Low 
Income Senior dwelling units for 55 years. 

b. The Incentive will have 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 is no feasible method to satisfactorily 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 evidence that the proposed incentives 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)). The proposed project and potential 
impacts were analyzed in accordance with the City's California Environmental Quality 
Act (CEQA) Guidelines and the City's L.A. CEQA Thresholds Guide. These two 
documents establish guidelines and thresholds of significant impact, and provide the 
data for determining whether or not the impacts of a proposed project reach or exceed 
those thresholds. Analysis of the proposed project involved the preparation of a 
Negative Declaration (ENV-2017-299-ND), and it was determined that the proposed 
project will not have a significant adverse impact on the physical environment, on public 
health and safety, and on property listed in the California Register of Historic Resources. 

The Negative Declaration (ND) prepared by the City Planning Department was 
circulated for public review on March 16, 2017. The review period ended on April 5, 
2017. No public comments were received during the public commenting period. 

DENSITY BONUS LEGISLATION BACKGROUND 

The California State Legislature has declared that "[t]he availability of housing is of vital statewide 
importance," and has determined that state and local governments have a responsibility to "make 
adequate provision for the housing needs of all economic segments of the community." Section 
§65580, subds. (a), (d). Section 65915 further provides that an Applicant must agree to, and the 
municipality must ensure, the "continued affordability of all Low and Very Low Income units that 
qualified the Applicant" for the density bonus. 

With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a 
density bonus and up to three "concessions or incentives" for projects that include defined levels 
of affordable housing in their projects. In response to this requirement, the City created an 
ordinance that includes a menu of incentives (referred to as "on-menu" incentives) comprised of 
eight zoning adjustments that meet the definition of concessions or incentives in state law 
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing 
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5) 
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increasing height; 6) reducing required open space; 7) allowing for an alternative density 
calculation that includes streets/alley dedications; and 8) allowing for "averaging" of FAR, density, 
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the 
same findings contained in state law for the approval of incentives or concessions. 

California State Assembly Bill 2222 went into effect January 1, 2015, and with that Density Bonus 
projects filed as of that date must demonstrate compliance with the housing replacement 
provisions which require replacement of rental dwelling units that either exist at the time of 
application of a Density Bonus project, or have been vacated or demolished in the five-year period 
preceding the application of the project. This applies to all pre-existing units that have been 
subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to 
persons and families of lower or very low income; subject to any other form of rent or price control 
(including Rent Stabilization Ordinance); or is occupied by Low or Very Low Income Households 
(i.e., income levels less than 80 percent of the area median income [AMI]). The replacement units 
must be equivalent in size, type, or both and be made available at affordable rent/cost to, and 
occupied by, households of the same or lower income category as those meeting the occupancy 
criteria. Prior to the issuance of any Director's Determination for Density Bonus and Affordable 
Housing Incentives, the Housing and Community Investment Department (HCIDLA) is 
responsible for providing the Department of City Planning, along with the Applicant, a 
determination letter addressing replacement unit requirements for individual projects. The City 
also requires a Land Use Covenant recognizing the conditions be filed with the County of Los 
Angeles prior to granting a building permit on the project. 

Assembly Bill 2222 also increases covenant restrictions from 30 to 55 years for projects approved 
after January 1, 2015. This determination letter reflects these 55 year covenant restrictions. 

Under Government Code Section§ 65915(a), § 65915(d)(2)(C) and § 65915(d)(3) the City of Los 
Angeles complies with the State Density Bonus law by adopting density bonus regulations and 
procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal Code. Section 12.22 
A.25 creates a procedure to waive or modify Zoning Code standards which may prevent, preclude 
or interfere with the effect of the density bonus by which the incentive or concession is granted, 
including legislative body review. The Ordinance must apply equally to all new residential 
development. 

In exchange for setting aside a defined number of affordable dwelling units within a development, 
applicants may request up to three incentives in addition to the density bonus and parking relief 
which are permitted by right. The incentives are deviations from the City's development standards, 
thus providing greater relief from regulatory constraints. Utilization of the Density 
Bonus/Affordable Housing Incentives Program supersedes requirements of the Los Angeles 
Municipal Code and underlying ordinances relative to density, number of units, parking, and other 
requirements relative to incentives, if requested. 

For the purpose of clarifying the Covenant Subordination Agreement between the City of Los 
Angeles and the United States Department of Housing and Urban Development (HUD) note that 
the covenant required in the Conditions of Approval herein shall prevail unless pre-empted by 
State or Federal law. 

PROJECT PERMIT COMPLIANCE FINDINGS 

2. The project substantially complies with the applicable regulations, findings, 
standards, and provisions of the specific plan. 
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a. Use. The Crenshaw Corridor Specific Plan Map No. 4 designates the subject property 
as located in Subarea F. The Crenshaw Corridor Specific Plan provides for area
specific development standards along Crenshaw Boulevard and adjacent properties, 
and provides design guidelines and design review for certain areas within the Specific 
Plan. 

Section 6.A.1, 6.A.2, and 6.8 of the Crenshaw Corridor Specific Plan prohibits certain 
uses in the Specific Plan Area. The proposed project is a mixed-use Senior Housing 
Affordable project located in Subarea F and does not contain any of the prohibited 
uses. Therefore, the project is in compliance of the aforementioned sections. 

Section 6.C. of the Crenshaw Corridor Specific Plan contains use limitations in 
Pedestrian Oriented Areas in Subareas F and G. The subject site is located within 
Subarea F and the Park Mesa Pedestrian Oriented Area. The project will provide 2,000 
square feet of ground floor commercial area abutting Crenshaw Boulevard reserved 
for neighborhood serving uses. Therefore, the proposed project is in compliance of 
Section 6.C. 

Section 7.8. of the Crenshaw Corridor Specific Plan contains development standards 
for Pedestrian-Oriented Areas in Subareas D, F, and G. The subject site is located 
within Subarea F and the Park Mesa Pedestrian Oriented Area. The project will provide 
pedestrian entrances along Crenshaw Boulevard into the residential lobby and 
commercial area. Therefore, the proposed project is in compliance of Section 7.8. 

Section 8.A. of the Crenshaw Corridor Specific Plan requires Mixed-Use Projects in 
Subareas D, F, and G to provide neighborhood services on the ground floor with 
residential uses on the floors above. The proposed project will provide 2,000 square 
feet of commercial uses on the ground floor with senior affordable residential dwelling 
units located on the second to fifth stories above. Therefore, the project is in 
compliance of Section 8.A. 

b. Floor Area Ratio and Height for Mixed Use Development. Sections 9.A. and 9.8. 
limits the FAR and height for mixed use projects located within Subareas E, F, and H 
on a lot designated Height District 2 that directly abuts a lot zoned R1 or a more 
restrictive zone. The project site is zoned C2 and located within Height District 2, 
directly abutting to parcels zoned R1-1 to the east. Pursuant to the Density Bonus 
Ordinance, the project is allowed a maximum FAR of 3:1. As depicted in Map No. 8 of 
the Specific Plan, the project site is allowed a maximum building height of 60 feet. The 
project proposes a maximum FAR of 2.31 :1 and a maximum building height of 56 feet. 
Therefore, the project is in compliance of Section 9. 

c. Building Setbacks and Open Space Areas. Sections 10.8. of the Crenshaw Corridor 
Specific Plan pertains to Mixed-Use projects located in Pedestrian-Oriented Areas 
within Subareas D, F, and G. The subject property is located in Subarea F and the 
Park Mesa Pedestrian Oriented Area. The proposed project includes 2,000 square 
feet of commercial areas located on the ground floor reserved for neighborhood 
serving uses. Per the provisions in this section, Mixed-Use projects shall provide up 
to a five foot setback if no pedestrian amenities are provided along the building 
frontage. The proposed project provides a front yard setback that varies from zero to 
five feet along the street fa9ade. The width of the proposed structure also extends 
beyond at least 65 percent of the length of the front lot line. Therefore, the project is in 
compliance of Section 10.8. 
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Section 10.0. of the Crenshaw Corridor Specific Plan pertains to Transitional Height 
Requirements in all Subareas on land zoned commercial or industrial that directly 
abuts land zoned residential. The subject property is zoned C2 and directly abuts 
parcels zoned R1-1 to the east. As depicted in Exhibit A, proposed mixed-use structure 
is partially three stories and partially five stories, rather than five stories throughout. 
The building maintains a 15-foot rear yard setback and is stepped back approximately 
45 feet on the fourth and fifth floor to the eastern property line abutting the R1 zone. 
Therefore, the project is in compliance of Section 10.0. of the Specific Plan. 

d. Sign Regulations. Section 11 A through J of the Crenshaw Corridor Specific Plan 
provides extensive guidance related to prohibited signs, permitted signs, sign area, 
height of signs, projection signs and sign exceptions. Exhibit A does not identify 
specific sign details. 

e. Parking. Section12.F of the Crenshaw Corridor Specific Plan pertains to projects 
located within Subareas D, F, and G for new construction projects. Proposed project 
is a mixed-use Senior Affordable Housing development and does not contain mini
shopping centers. Therefore, this provision of the Specific Plan does not apply. 

f. Design and Development Guidelines. Projects within the Crenshaw Corridor 
Specific Plan shall comply with the Crenshaw Corridor Specific Plan Design Manual. 
The building design incorporates a well-articulated base with a stucco fa9ade and 
distinguishable pedestrian entries; appropriate horizontal and vertical elements that 
break down the massing of the fa9ade; railings, gloss wall surface, and balconies; 
differentiation in color which is employed to provide a distinction in various building 
elements. The project is in compliance with the Specific Plan Design Manual. 

3. The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review, which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

A Negative Declaration, ENV-2017-299-ND, was prepared for the proposed project. On 
the basis of the whole of the record before the lead agency including any comments 
received, the lead agency finds that there is no substantial evidence that the proposed 
project will have a significant effect on the environment. The attached Negative 
Declaration reflects the lead agency's independent judgment and analysis. The records 
upon which this decision is based are with the Environmental Review Section of the 
Planning Department in Room 750, 200 North Spring Street. 

The Negative Declaration (ND) prepared by the City Planning Department was circulated 
for public review on March 16, 2017. The review period ended on April 5, 2017. No public 
comments were received during the public commenting period. 

SITE PLAN REVIEW FINDINGS 

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

As conditioned, the proposed project is in in compliance with the Land Use Chapter of the 
General Plan Framework; Housing Element, the Mobility Element, and the Land Use 
Element- West Adams-Baldwin Hills-Leimert Community Plan. The project proposes 
2,000 square feet of commercial area for neighborhood serving uses on the ground floor. 
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The Citywide Design Guidelines serve to implement the Urban Design Principles of the 
General Plan Framework Element. The Citywide Design Guidelines carry out design 
objectives that maintain neighborhood form and character while promoting design 
excellence and creative infill development solutions. These Guidelines provide 
performance goals for new residential developments. As proposed and conditioned, the 
project will achieve a significant number of these Guidelines. The incorporation of these 
Guidelines will achieve improvements to the design of building fagade, a break in building 
mass and scale, better form and function of common open space amenities on the ground 
floor and roof level, and ease of vehicular and pedestrian access. 

The Framework Element 

The Citywide General Plan Framework is a guide for communities to implement growth 
and development policies by providing a comprehensive long-range view of the City as a 
whole. The General Plan Framework establishes categories of land use including Single
Family Residential and Multi-Family Residential that are broadly described by ranges of 
intensity/density, heights, and lists of typical uses. The definitions reflect a range of land 
use possibilities found in the City's already diverse urban, suburban, and rural land use 
patterns. 

The Citywide General Framework text defines policies related to growth and includes 
policies for land use, housing, urban form/neighborhood design, open space/conservation, 
economic development, transportation, and infrastructure/public services. The proposed 
project would be in conformance with several goals and objectives of the Framework as 
described below. 

Policy 1.3.1. Require architectural compatibility and landscaping for new infill 
development to protect the character and scale of existing residential 
neighborhoods. 

Policy 1.4.1. Promote greater individual choice in type, quality, price and location of 
housing. 

Goal 3C. Multi-family neighborhoods that enhance the quality of life for the City's 
existing and future residents. 

Objective 3. 7. Provide for the stability and enhancement of multi-family residential 
neighborhoods and allow for growth in areas where there is sufficient 
public infrastructure and services and the residents' quality of life can 
be maintained or improved. 

The General Plan designates the subject site as Community Commercial land use and is 
zoned C2-2D-SP, which allows for office, business, professional, and multiple dwelling 
residential uses. The Project Site is located in portions of Subarea F of the Crenshaw 
Corridor Specific Plan which limits building height to a maximum of 60 feet. 

The subject site is currently improved with one commercial structure and surface parking 
lot, measuring approximately 22,841 square feet in size. The project proposes the 
development of a mixed-use affordable senior housing building 56 feet (five stories) in 
height with a maximum FAR of 3 to 1. The project's overall floor area is 52,777 square 
feet and will consist of 70 residential units (69 restricted affordable senior housing units 
with 12 of those units set aside for Low Income senior citizens, 57 units set aside for 
Moderate Income senior citizens, and one market-rate manager's unit). The applicant has 
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requested two (2) Density Bonus on-menu incentives for a twenty percent reduction in the 
southerly side yard setback and increase floor area ratio under Los Angeles Municipal 
Code (LAMC) 12.22 A.25 to provide for affordable housing costs per State Law. 

The project is proposing one five-story building articulated with varied planes, materials, 
and colors. The proposed development will demolish the existing commercial structure 
and improve the site with a mixed-use building. The infill development will provide 
affordable senior housing with various transit options adjacent to the site. The subject 
property is also located within 1,500 feet of the Hyde Park Station along the 
Crenshaw/LAX light rail line that is currently under construction. 

Land Use Element - West Adams-Baldwin Hills-Leimert Community Plan 

The West Adams-Baldwin Hills-Leimert Community Plan sets a vision for the community 
that lists the following applicable statements: 

Enable existing commercial, industrial and transit-oriented opportunity areas to 
accommodate future growth in a manner that improves economic vitality as well as 
physical conditions. 

Implement clear and predictable land use regulations and development standards 
that promote a healthy, viable and sustainable mix of neighborhood amenities and 
community services located within a safe and walkable environment. 

Additionally, Chapter Ill Land Use and Urban Design of the West Adams-Baldwin Hills
Leimert Community Plan encourages prioritizing new infill development close to transit. 
The proposed mixed-use project aligns with the West Adams-Baldwin Hills-Leimert 
Community Plan and meets the following goals and policies: 

LU10-7 Senior Housing. Provide for the development of adequate housing units for 
senior citizens within the Community Plan Area. 

LU11-1 Higher Density Residential Near Transit. Encourage higher residential 
densities near commercial centers, light rail transit stations and major bus routes 
where public service facilities, utilities and topography will accommodate this 
development. 

LU11-2 Senior Housing Near Centers. Encourage the location of senior citizen 
housing and mixed income housing, when feasible, near commercial centers and 
transit and public service facilities. 

LU15-1 Prioritize New Infill Development Close to Transit. Prioritize new infill 
development that is in close proximity to mass transit centers, stations and platform 
portals. 

LU44-4 Commercial Uses Along Ground Floor Frontages. Encourage the location of 
commercial uses along the first floor street frontage of structures, including mixed
use projects and parking structures located within community commercial nodes, 
centers and transit-oriented development areas. 

The project proposes a mixed-use development of 70 residential dwelling units and 2,000 
square feet of ground floor commercial uses. The subject property is zoned C2-2D-SP 
and the C2 zone allows for residential development based on R4 zone standards per the 
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LAMC. In setting aside 12 of the 70 units for Low Income Senior Households, the applicant 
is requesting two on-menu density bonus incentives to increase the FAR and reduce the 
southerly side yard setback. By right a total of 58 dwelling units would be allowed per the 
R4 zone requirements, and with a maximum 35 percent density bonus, 79 dwelling units 
would be allowed. The applicant is requesting for a total of 12 density bonus units in 
addition to the 58 by-right units. The proposed Affordable Senior Housing development is 
located in the Park Mesa Pedestrian Oriented District within Subarea F of the Specific 
Plan. There are many metro bus lines that run along Crenshaw Boulevard. The Hyde Park 
station is also located within 1,500 feet of the proposed project at Crenshaw Boulevard 
and Slauson Avenue. 

Mobility Element 

The Mobility Element of the General Plan guides development of a citywide transportation 
system with emphasis on a multi-modal transportation infrastructure through advanced 
technology, reduction of vehicle trips, and focused growth in proximity to public transit. In 
response to the State's Complete Street mandate, the City's Mobility Plan 2035 
established new street designations, re-classified each of the City's arterial streets and 
laid out a "complete street" policy framework. Whereas previous street designations and 
their corresponding dimensions, approved as part of the City's 1999 Transportation 
Element, reflected a focus on moving automobiles, the new expanded list of classifications 
now acknowledges the multi-modal role and objectives of complete streets. The new street 
standards are intended to reflect the variety of street dimensions that exist in today's actual 
physical street cross-sections. Revised standards are intended to lead to an overall 
preservation of existing roadway widths and widening of sidewalk widths. 

The Mobility Plan 2035 includes goals that define the City's high-level mobility priorities. 
Each of the goals contains objectives and policies that guide the City's transportation 
goals. The proposed project would be in conformance with the following policies: 

Policy 1.2: Complete Streets - Implement a balanced transportation system on all 
streets, tunnels, and bridges using complete streets principles to ensure the safety 
and mobility .of all users. 

Policy 2.3: Pedestrian Infrastructure - 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. 

Policy 3.1: Access for All - Recognize all modes of travel, including pedestrian, 
bicycle, transit, and vehicular modes - including goods movement - as integral 
components of the City's transportation system. 

The proposed project is located along Crenshaw Boulevard, a major transportation 
corridor that provides substantial public transit opportunities. The project proposes an 
affordable senior housing development in proximity to existing community amenities and 
is in close proximity to several bus stops. The Dash Leimert/Slauson runs along Crenshaw 
Boulevard with two stations located near the project site. The Hyde Park station currently 
under construction is also located within 1,500 feet of the proposed project at Crenshaw 
Boulevard and Slauson Avenue. The proposed project includes ample bicycle storage and 
bike racks at the ground level. The availability of many transit options along Crenshaw 
Boulevard creates a lesser need for the use of personal vehicles. Retail shops and 
restaurants are located within close vicinity of the project site. The proposed project will 
activate the neighborhood streets with greater pedestrian activity, as residents will be 
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encouraged to walk and use public transit. As demonstrated by the reasons outlined, the 
Project is consistent with the Mobility Element of the General Plan. 

5. 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 proposed project described in site plan, floor plans, elevations, and landscape plan 
marked as Exhibit A will be compatible with existing and future development on 
surrounding properties that are currently a mix of residential and neighborhood serving 
commercial uses. The Crenshaw Corridor Specific Plan includes a series of Design 
Guidelines in the Specific Plan Design Manual, which endeavor to create attractive new 
development compatible with the community. The guidelines include criteria regarding site 
planning, building design, open space, and landscaping. As designed and conditioned by 
this Determination, the project complies with these guidelines. All required setbacks are 
provided per the C2 zone for the residential component, with the exception of the southerly 
side yard setback reduction based on the affordable housing density bonus incentive. 

Height 

The proposed project consists of one building which is a maximum 56 feet tall (five stories). 
Section 9 of the Crenshaw Corridor Specific Plan limits the height of the subject property 
not to exceed 60 feet. The proposed building height of 56 feet is below the permitted 60 
feet per the Specific Plan. The subject parcel is located adjacent to properties zoned R 1-
1 to the east, which are developed with one-story single family dwellings. Proposed 
structure is partially three stories and partially five stories, rather than five stories 
throughout. Per elevations submitted, the building includes a 45 feet 3 inches step back 
on the fourth and fifth floor to the eastern property line. 

Bulk/Massing 

The proposed project has one street fronting fa9ade along Crenshaw Boulevard. The 
Crenshaw Boulevard fa9ade measures approximately 150 feet and contains both the main 
residential and vehicular entries. Per Exhibit A, the front building fa9ade is articulated with 
various materials, colors, and punctuated by large window openings and clear aluminum 
storefront glazing. Surrounding structures in the vicinity range from one to three stories in 
height with commercial and residential uses. The residential levels are articulated with 
stairways, openings, corridors, and glazed windows with vertical elements. As depicted in 
Exhibit A, proposed mixed-use structure is partially three stories and partially five stories, 
rather than five stories throughout. The building maintains a 15-foot rear yard setback and 
is stepped back approximately 45 feet on the fourth and fifth floor to the eastern property 
line abutting the R1 zone. 

Building Materials 

The primary components of the exterior fa9ade consist of aluminum storefront glazing 
along the base with stucco fa9ade for the residential levels above. Appropriate horizontal 
and vertical elements break down the massing of the fa9ade. Differentiation of colors and 
various building elements such as railings, gloss wall surface, and balconies are 
incorporated into the building design to enhance the visual experience. 
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Entrances 

The primary pedestrian entrance for the residential portion of the building is along 
Crenshaw Boulevard and is delineated by vertical elements. As recommended in the 
Residential Citywide Design Guidelines, the primary ground floor entrance is distinct and 
visible, along a direct path of travel to provide an inviting pedestrian experience. The 
proposed project provides one vehicular entry into the site, located west of the residential 
lobby. 

Setbacks 

The proposed project includes a variable front yard setback ranging from zero to five feet 
along Crenshaw Boulevard, and maintains a minimum of 15-foot rear yard setback. The 
northern side yard setback will be a minimum of 8 feet, and the southern side yard setback 
will be a minimum of 6 feet 5 inches. 

The project does provide pedestrian amenities along Crenshaw Boulevard and the front 
yard setback varies from zero to five feet along the street fagade. The width of the 
proposed structure also extends beyond at least 65 percent of the length of the front lot 
line. 

Off-Street Parking 

The applicant proposes to utilize parking ratio pursuant to AB 7 44, which permits a 
minimum of one-half parking spaces per bedroom, provided that a minimum of 20 percent 
of the base dwelling units is set aside for Low Income Senior Households. The proposed 
project will provide a minimum of 69 bedrooms reserved for restricted senior affordable 
units and 2 bedrooms reserved for manager's unit. The project proposes 2,000 square 
feet of commercial areas. Based on the number of dwelling units and commercial areas, 
a total of 41 parking spaces are required. The applicant will provide 41 parking spaces at 
grade and 77 bicycle parking spaces on site. 

As shown on Exhibit A, vehicular access to the site would be provided via Crenshaw 
Boulevard via a 19'-6" wide driveway. Short-term bicycle parking spaces will be located 
near the main pedestrian entrance on Crenshaw Boulevard. Long-term bicycle parking 
spaces will be located near the commercial space and conference room on the ground 
floor. 

Lighting 

All pedestrian walkways and vehicle access points will be well-lit. Outdoor lighting shall be 
designed and installed with shielding, such that the light source cannot be seen from 
adjacent residential properties, the public right-of-way, nor from above. A required per 
Condition of Approval Number 15, all outdoor lighting shall be shielded to prevent 
excessive illumination and mitigate light impacts on adjacent residential properties and the 
public right-of-way. 

Landscaping (Open Space) 

Approximately 7,229 square feet of open space, consisting of 4,879 square feet of 
common open space and 2,350 square feet of private open space will be provided. The 
project proposes an indoor community room totaling 1,059 square feet, a 3,036 square 
feet central courtyard on the second floor, and 784 square feet of roof deck on the fourth 
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floor. Additionally, approximately 2,574 square feet of open space will be landscaped. 
Various types of vegetation and trees are incorporated into the design of the project to 
minimize the visual impact of the building. 

Trash Collection 

The commercial and residential trash enclosures are located on the ground level adjacent 
to the vehicular entrance off Crenshaw Boulevard. Trash chute areas are provided at each 
of the residential levels of the building near the corridor. 

6. The residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties. 

The project includes recreational facilities and service amenities that will improve 
habitability for the residents and will minimize impacts on neighboring properties. The 
project includes specific dedicated areas for community based social and recreation 
function. The open space proposed (7,229 square feet) will provide both private and 
common open space areas. The common open space consists of a 1,059 square-foot 
community room, a 3,036 square-foot central courtyard, and a 784 square-foot roof deck. 
Additionally, the project will provide 2,350 square-foot of private open space as balconies 
for the residential units. 

CEQA FINDINGS 

7. A Negative Declaration, ENV-2017-299-ND was prepared for the proposed project. On 
the basis of the wh9le of the record before the lead agency including any comments 
received, the lead agency finds that there is no substantial evidence that the proposed 
project will have a significant effect on the environment. The attached Negative 
Declaration reflects the lead agency's independent judgment and analysis. The records 
upon which this decision is based are with the Environmental Review Section of the 
Planning Department in Room 750, 200 North Spring Street. 

OBSERVANCE OF CONDITIONS -TIME LIMIT- LAPSE OF PRIVILEGES 

All terms and conditions of the Director's Determination shall be fulfilled before the use may be 
established. The instant authorization is further conditioned upon the privileges being utilized 
within three years after the effective date of this determination and, if such privileges are not 
utilized, building permits are not issued, or substantial physical construction work is not begun 
within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void. 

TRANSFERABILITY 

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

The Applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
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Furthermore, if any condition of this grant is violated or not complied with, then the Applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 

Section 11.00 of the LAMC states in part (m): "It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment." 

APPEAL PERIOD - EFFECTIVE DATE 

The Determination in this matter will become effective and final fifteen ( 15) days after the date of 
mailing of the Notice of Director's Determination unless an appeal there from is filed with the City 
Planning Department. It is strongly advised that appeals be filed early during the appeal period 
and in person so that imperfections/incompleteness may be corrected before the appeal period 
expires. Any appeal must be filed on the prescribed forms, accompanied by the required fee, a 
copy of this Determination, and received and receipted at a public office of the Department of City 
Planning on or before the above date or the appeal will not be accepted. Forms are available on
line at http://planning.lacity.org. 

Planning Department public offices are located at: 

Downtown Office - Figueroa Plaza 
201 North Figueroa Street, 4th Floor 
Los Angeles, CA 90012 
(213) 482-7077 

West Los Angeles Office 
1828 Sawtelle Boulevard 
Los Angeles, CA 90025 
(310) 231-2901 

Valley Office 
6262 Van Nuys Boulevard, Suite 251 
Van Nuys, CA 91401 
(818) 374-5050 

Only an applicant or any owner or tenant of a property abutting, across the street or alley from, or 
having a common corner with the subject property can appeal this Density Bonus Compliance 
Review Determination. Per the Density Bonus Provision of State Law (Government Code Section 
§65915) the Density Bonus increase in units above the base density zone limits and the 
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed. 
Only the requested incentives are appealable. Per Section 12.22 A.25 of the LAMC, appeals of 
Density Bonus Compliance Review cases are heard by the City Planning Commission. 

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to 
schedule an appointment with the Development Services Center either through the Department 
of City Planning website at http://planning.lacity.org or by calling (213) 482-7077 or (818) 374-
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5050. The applicant is further advised to notify any consultant representing you of this requirement 
as well. 

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 

VINCENT P. BERTONI, AICP 
Director of Planning 

Approved by: Reviewed by: 

~(},. . .,.,,..,_ teo~tY ~~ do,,,,.~~ 
Faisal Roble, Principal Plannerc:h t-.-. Debbie Lawrence, AICP, Senior City Planner 

Reviewed by: Prepared by: 

Mi~(~nner ~ty~~ 
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EXHIBIT D 

Negative Declaration 
ENV-2017-299-ND 
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EXHIBIT E 

Project Plans 

DIR-2017-298-DB-SPR-SPP-1A 
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PROJECT NAME:

ADDRESS:

OWNER:

PROJECT DESCRIPTION:

CONSTRUCTION TYPE:

ZONING:

SPECIFIC PLAN:

SET BACKS:
(Per C2 Zone and Section LAMC 12.22
and Specific Plan)

FRONT SETBACK REQUIREMENTS - SPECIFIC PLAN:

GROSS LOT AREA:
NET BUILDABLE AREA:

TRANSITIONAL HEIGHT PER SPECIFIC PLAN:

TRANSITIONAL HEIGHT PROPOSED:

OCCUPANCY TYPE:

TOTAL UNITS:
UNIT MIX:

PROJECT INFORMATION
WEST ANGELES CITY PLACE SENIOR APARTMENTS

5414 S CRENSHAW BLVD
LOS ANGELES, CA 90043

WEST ANGELES COMMUNITY DEVELOPMENT 
CORPORATION/THE RELATED COMPANIES OF 
CALIFORNIA LLC

4 STORIES OF RESIDENTIAL OVER 1 STORY AT GRADE 
PARKING AND PARTIAL GROUND FLOOR COMMERCIAL 

TYPE V-A (2ND-5TH FLOOR RESIDENTIAL)
TYPE I-A (GROUND FLOOR PARKING & COMMERCIAL)

C2-2D-SP

CRENSHAW CORRIDOR SPECIFIC PLAN
LOS ANGELES STATE ENTERPRISE ZONE
CRENSHAW BOULEVARD STREETSCAPE PLAN

C2 ZONE COMMERCIAL: NONE
C2 ZONE RESIDENTIAL: 0' FRONT; NORTH SIDE YARD 8'; 
SOUTH SIDE YARD 8'; 15' REAR. 

SEE DENSITY BONUS ON-MENU INCENTIVES FOR 
REDUCTION INFORMATION

5' MAXIMUM

22,841 SF 
22,841 SF (LOT IS IN COMMERCIAL ZONE)

ONE FOOT FOR EVERY ONE FOOT IN HEIGHT AS 
MEASURED 15 FEET ABOVE GRADE AT THE REAR 
PROPERTY LINE ADJACENT TO RESIDENTIALLY ZONED 
PROPERTY PER SPECIFIC PLAN SECTION 10(D)(1)

SEE SHEET A301 SITE SECTION

R-2 ABOVE S-2 AND B

70 UNITS (69 UNITS AFFORDABLE)
STUDIO - 24 UNITS,1 BR - 45 UNITS, 2 BR - 1 UNIT

ALLOWABLE DENSITY:

BUILDING HEIGHT ALLOWED:
BUILDING HEIGHT PROPOSED:

FAR ALLOWED:

FAR AREA ALLOWED:

FAR PROPOSED:

FAR AREA PROPOSED:

TYPE V-A GROSS AREA (FLR 2-5):
TYPE I-A GROSS AREA (FLR 1):
TOTAL PROJECT GROSS AREA:

DENSITY BONUS:

DENSITY BONUS ON MENU ITEMS PROPOSED:

PARKING OPTION:

HIGHWAY DEDICATION:

STREET IMPROVEMENTS:

1 UNIT PER 400 SF OF LOT AREA = 58 UNITS PLUS 
35% DENSITY BONUS MAXIMUM = 79 UNITS

60' (PER SPECIFIC PLAN MAP 8)
55' - 6"

C2 ZONE - 2:1 PER SP 
FAR ALLOWED WITH DENSITY BONUS ON-MENU 
INCENTIVE: 3:1
(SEE DENSITY BONUS INFORMATION BELOW)

22,841 SF x 3 = 68,523 SF

2.31:1

52,612 SF

59,769 SF
21,190 SF
80,959 SF

35% (98% AFFORDABLE UNITS)

SITE IS APPROXIMATELY 1200' FROM METRO 
CRENSHAW LINE SLAUSON STATION (UNDER 
CONSTRUCTION)

FAR INCREASE (2:1 TO 3:1. PER LAMC SECTION 
12.22.25 (f)(4)(ii))
20% SIDEYARD REDUCTION (8'-0" TO 6'-5" AT SOUTH 
SIDEYARD)

PARKING OPTION 2

NONE

LANDSCAPE AND RIGHT-OF-WAY IMPROVEMENTS 
SHALL COMPLY WITH THE CRENSHAW
CORRIDOR SPECIFIC PLAN. 

LEGEND

PROPOSED GROUND FLOOR 
FOOTPRINT

EXISTING NEIGHBORHOOD BUILDINGS
(NOT A PART)

LANDSCAPE AREA

ACCESSIBLE PATH OF TRAVEL

INDICATES STRUCTURES TO BE 
DEMOLISHED

INDICATES PROPOSED UPPER FLOORS 
FOOTPRINT

SITE ADDRESS:
5414 CRENSHAW BLVD

VICINITY MAP

THE LAND REFERRED TO IS SITUATED IN THE COUNTY OF LOS 
ANGELES, CITY OF LOS ANGELES, STATE OF CALIFORNIA, AND IS 
DESCRIBED AS FOLLOWS:

LOTS 304 AND 305 OF TRACT NO. 668, IN THE CITY OF LOS 
ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS 
PER MAP RECORDED FEBRUARY 11, 1910, IN BOOK 15, PAGE 194, 
ET SEQ., OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF 
SAID COUNTY.

APN:   5006008026

LEGAL DESCRIPTION
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ELEVATION W/IN 5 FT 
OF BLDG PERIMETER
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90' - 0"

C2-2D-SP 

ZONE

09
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PUBLIC RIGHT-OF-WAY IMPROVEMENTS 
PER CITY AGENCY REQUIREMENTS, 

INCLUDING STREET TREES, UTILITIES, 
PAVEMENT AND CURBS, TYP
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SURFACE 

PARKING

EXISTING 
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SURFACE 

PARKING

8'-0" 
SIDEYARD

SETBACK W/ 20% 
REDUCTION PER 

DENSITY BONUS = 6'-5"

10

PUBLIC RIGHT-OF-WAY IMPROVEMENTS 
PER CITY AGENCY REQUIREMENTS, 

INCLUDING STREET TREES, UTILITIES, 
PAVEMENT AND CURBS, TYP

11

YARD SETBACK
15' - 0" REAR

137' - 2"

C2-2D-SP ZONE

VACANT

PERCENT OF LANDSCAPED OPEN SPACE 
REQUIRED = 30%.

30% X 7229 SF (REQUIRED OPEN SPACE) = 2169 SF

TOTAL LANDSCAPED OPEN SPACE = 
1ST FLOOR = 1532 SF
2ND FLOOR = 687 SF
4TH FLOOR = 355 SF

TOTAL       2574 SF
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A100

PLOT PLAN

03/01/17

15035

SITE PLAN REVIEW

THE RELATED COMPANIES OF

CALIFORNIA LLC

18201 Von Karman Ave. Suite 900

Irvine, CA 92612

UNIT TYPE QTY AREA (MIN/MAX)

STUDIO 24 305 SF  ...  421 SF

1 BR 45 516 SF  ...  609 SF

2 BR 1 800 SF

GRAND TOTAL 70

Unit Type # OF UNITS
REQ'D OPEN

SPACE

STUDIO 24 2400 SF

1 BR 45 4500 SF

2 BR 1 125 SF

GRAND TOTAL 7025 SF

NAME QTY AREA (SF)

2ND FLOOR

COMMON OPEN SPACE: COMMUNITY
ROOM

1 1059

COMMON OPEN SPACE: COURTYARD 1 3036

PRIVATE OPEN SPACE 13 650

4745

3RD FLOOR

PRIVATE OPEN SPACE 16 800

800

4TH FLOOR

COMMON OPEN SPACE: ROOF DECK 1 784

PRIVATE OPEN SPACE 9 450

1234

5TH FLOOR

PRIVATE OPEN SPACE 9 450

450

GRAND TOTAL 7229

UNIT COUNT

OPEN SPACE REQUIRED

OPEN SPACE PROPOSED

AREA SCHEDULE (FLOOR AREA)

LEVEL FAR AREA (SF)

COMMERCIAL

1ST FLOOR COMMERCIAL 2008

RESIDENTIAL

1ST FLOOR RESIDENTIAL 2550

2ND FLOOR RESIDENTIAL 13888

3RD FLOOR RESIDENTIAL 13934

4TH FLOOR RESIDENTIAL 10143

5TH FLOOR RESIDENTIAL 10089

GRAND TOTAL 52612

FAR AREAS

REQUIRED PARKING

PROPOSED PARKING

0' 4' 8' 16' 32'

N

SHEET INDEX

PARKING CALCULATIONS

STANDARD STALLS REQ'D = 25
TANDEM / COMPACT STALLS ALLOWED = 16
*NO GUEST PARKING REQUIRED. 
**5% RESIDENTIAL PARKING TO BE CAPABLE OF SUPPORTING FUTURE INSTALLATION OF 
EVSE.

STALL TYPE

STANDARD
  

COMPACT
TANDEM
GRAND TOTAL

26

14
1

41

24

2

STANDARD

ACCESSIBLE

# OF STALLS

GRAND TOTAL OF COMMERCIAL & RESIDENTIAL PARKING : 41 STALLS

NOTE: DENSITY BONUS PARKING OPTION 2 USED .5 STALLS PER AFFORDABLE SENIOR UNIT.

NOTE: 40% COMPACT STALLS ALLOWED PER DENSITY BONUS INCENTIVE AND FOR COMMERCIAL PARKING 
REQUIREMENTS.

NOTE: PARKING REQUIREMENT FOR COMMERCIAL USE IS TWO STALLS PER 1,000 SF (ENTERPRISE ZONE).

GRAND TOTAL: 37

NON-RESTRICTED TWO BEDROOM 2 (PER CODE SECTION12.21 A4) 1 2

LOW INCOME RESTRICTED SENIOR UNITS... .5 69 35

UNIT TYPE REQ'D # STALLS/UNIT # OF UNITS REQ'D PARKING

PARKING REQUIRED - RESIDENTIAL

GRAND TOTAL: 4

COMMERCIAL 2,000 SF 4

NAME SF REQ'D PARKING STALLS

PARKING REQUIRED - COMMERCIAL

 1/16" = 1'-0"
1

PLOT PLAN

01 PROPERTY LINE

02 TRANSFORMER

03 (E) UTILITY POLE

04 2FT UTILITY EASEMENT

05 (E) STREET LIGHT

06 LANDSCAPED AREA

07 (N) TREE, SEE LANDSCAPE PLAN

08 (N) MASONRY WALL

09 SETBACK

10 5' SETBACK WITH LANDSCAPE PAVING AND
PEDESTRIAN AMENITIES AND FURNITURE TBD
PER SPECIFIC PLAN

11 (E) PALM TREE TO BE REMOVED PER EAF

NOTES

(SEE G012)

A100 PLOT PLAN

A110 FIRST FLOOR PLAN

A120 SECOND FLOOR PLAN

A130 THIRD FLOOR PLAN

A140 FOURTH FLOOR PLAN

A150 FIFTH FLOOR PLAN

A160 ROOF PLAN

A200 ELEVATIONS

A201 ELEVATIONS

A202 MATERIALS & COLOR PALETTE

A300 BUILDING SECTIONS

A301 SITE SECTION

G010 SURVEY

G011 FAR CALCULATIONS

G012 OPEN SPACE CALCULATIONS

G013 (E) SITE TREE EXHIBIT

L100 CONCEPTUAL LANDSCAPE PLANS

L101 CONCEPTUAL LANDSCAPE PLANS

L102 CONCEPTUAL LANDSCAPE PLANS

L103 PLANT PALETTE & MATERIALS

L104 PLANT PALETTE & MATERIALS

(SEE G011)

BICYCLE PARKING
REQUIRED BIKE PARKING
LONG TERM = 1 PER UNIT = 70 SPACES
SHORT TERM = 1 PER 10 UNITS = 7 SPACES

PROPOSED BIKE PARKING
LONG TERM = 70 SPACES
SHORT TERM = 7 SPACES

NOTE: COMMERCIAL PARKING PER ENTERPRISE ZONE.

A302        PERSPECTIVE RENDERINGS

1 Revision 1 04.10.17

LANDSCAPE OPENSPACE CALCS
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LEGEND

S

C

DAS

T
S

MASONRY WALL

2-HR RATED WALL

CONCRETE COLUMN

LONG TERM BIKE PARKING

SHORT TERM BIKE PARKING

STANDARD PARKING STALL
(8'-6"  X  18'-0" UNO)

COMPACT PARKING STALL
(7'-6"  X  15'-0" UNO)

HANDICAP PARKING STALL
(9'-0"  X  18'-0")

30" X 48" CLEAR SPACE

60" DIAMETER CLEAR SPACE
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116 SF

ELEC ROOM

101

2000 SF

COMMERCIAL SPACE

105

272 SF
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OFFICE
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15' - 0" REAR
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1'

 -
 4

"

A.

B.

C.

D.

E.

F.

ALL DIMENSIONS ARE TO FOS, FOM OR 
CENTERLINE OF WALL UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE 
FROM FINISH TO FINISH.

ROOMS LABELED AS HAVING A FIRE RATING
SHALL HAVE RATED WALL AND CEILING 
ASSEMBLIES.

DWELLING UNITS SHALL BE SEPARATED WITH 
1-HOUR FIRE-RESISTIVE CONSTRUCTION AT 
WALLS AND FLOORS.

PROVIDE ROOM & UNIT IDENTIFICATION 
SIGNAGE.

PROVIDE LEVEL LANDINGS @ EXT DOORS AND 
GATES.
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03/01/17

15035

SITE PLAN REVIEW
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 1/8" = 1'-0"
5

FIRST FLOOR PLAN

NN

01 LANDSCAPED AREA, SEE LANDSCAPE
PLANS

02 PROPERTY LINE

03 SETBACK

04 GARAGE ENTRY

05 TRASH CHUTES

06 EXISTING CURB SUBJECT TO CHANGE PER
METRO/LA BOE REQUIREMENTS

07 6'-6" CMU AND PLASTER PERIMETER WALL

08 6'-6" IRON FENCE AND GATE

09 5' SETBACK WITH LANDSCAPE PAVING AND
PEDESTRIAN AMENITIES AND FURNITURE
PER SPECIFIC PLAN

10 DOUBLE TIER SHORT TERM BICYCLE
PARKING

11 6' SOLID SCREEN WALL AT TRANSFORMER,
PENDING LADWP APPROVAL

12 COMMERCIAL TRASH BIN

NOTES
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2-HR RATED WALL

30" X 48" CLEAR SPACE

60" DIAMETER CLEAR SPACE
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ALL DIMENSIONS ARE TO FOS, FOM OR 
CENTERLINE OF WALL UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE 
FROM FINISH TO FINISH.

ROOMS LABELED AS HAVING A FIRE RATING
SHALL HAVE RATED WALL AND CEILING 
ASSEMBLIES.

DWELLING UNITS SHALL BE SEPARATED WITH 
1-HOUR FIRE-RESISTIVE CONSTRUCTION AT 
WALLS AND FLOORS.

PROVIDE ROOM & UNIT IDENTIFICATION 
SIGNAGE.

PROVIDE LEVEL LANDINGS @ EXT DOORS AND 
GATES.
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NORTH ELEVATION (54TH STREET)

01 GARAGE ENTRY

02 6'-6" TALL PLASTER WALL TO SCREEN
TRANSFORMER. FINISH TO MATCH BUILDING
WALL

03 LANDSCAPED PODIUM
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05 EXTERIOR PLASTER

06 METAL GUARDRAIL
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08 RESIDENTIAL BUILDING ENTRY

10 INSULATED VINYL WINDOWS

11 1 3/4" STILE WITH CLEAR ANODIZED ALUMINUM
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ANODIZED METAL FASCIA

13 COMMERCIAL BUILDING ENTRY

14 SECURITY FENCE

15 PEDESTRIAN AMENITIES AND FURNITURE TBD
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TO PARAPET
+52' - 7"

LOWEST PT
-2' - 10 3/4"

1'
 -

 7
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

11
' -

 0
"

PARKING

LP LP

55
' -

 6
"

01
TYP

PT-1

PT-2

03
TYP

1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

LOWEST PT
-2' - 10 3/4"

PARKING 11
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

1'
 -

 7
"

22' - 10"

LP

TYP.
3' - 0"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

55
' -

 6
"

01
TYP

PT-103
TYP

PT-2

01
TYP

PT-2

03
TYP

1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

LOWEST PT
-2' - 10 3/4"

1'
 -

 7
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

11
' -

 0
"

PARKING

LP

BIKE
PARKING

55
' -

 6
"

01
TYP

02

01
TYP

PT-1 (TAUPE DE6240 OR SIMILAR)

PT-2 (WARM GRAY DE6348 OR SIMILAR)

PT-3 (DARK GRAY DE6350 OR SIMILAR)

PT-1

PT-2

PT-1

PT-2

03
TYP

1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

LOWEST PT
-2' - 10 3/4"

LP

1'
 -

 7
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

11
' -

 0
"

LP

02 0202

PT-2

PT-1PT-1 PT-2 PT-2

PT-2

03
TYP

PT-3

04

02

05
TYP

A.

B.

C.

D.

ALL DIMENSIONS ARE TO FOS, FOM OR 
CENTERLINE OF WALL UNO.

ALL DIMENSIONS INDICATED AS "CLR" ARE 
FROM FINISH TO FINISH.

OUTSIDE AIR WALL LOUVERS TO BE 10'-0" 
AWAY FROM ALL EXHAUSTS.

EXHAUST LOUVERS TO BE 3'-0" FROM 
OUTSIDE AIR INLET.
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NOTES

 1" = 10'-0"
2

EAST ELEVATION

 1" = 10'-0"
1

NORTH ELEVATION

 1" = 10'-0"
3

SOUTH ELEVATION

 1" = 10'-0"
4

WEST ELEVATION

01 METAL GUARDRAIL WITH VERTICAL PICKETS 3"
O.C. WITH TOP AND BOTTOM RAIL

02 1 3/4" STILE WITH CLEAR ANODIZED ALUMINUM
STOREFRONT

03 EXTERIOR PLASTER WITH MEDIUM SAND FINISH

04 GLOSS WALL SURFACE (METAL PANEL OR TILE)

05 WOOD FRAME CANOPY WITH CLEAR ANODIZED
METAL FASCIA

PAINT COLORS

PAINTS

04 - GLOSS WALL SURFACE (METAL PANELS OR TILE) 

02 - ALUMINUM STOREFRONT

01 - METAL GUARDRAIL

PT-1PT-2

PT-3

03 - STUCCO FINISHES



1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

581 SF

UNIT

515

582 SF

UNIT

415

582 SF

UNIT

314

168 SF

BIKE REPAIR

107

559 SF

UNIT

208

559 SF

UNIT

310

559 SF

UNIT

411

559 SF

UNIT

511

545 SF

UNIT

512

545 SF

UNIT

412

545 SF

UNIT

311

545 SF

UNIT

209

545 SF

UNIT

210

545 SF

UNIT

312

545 SF

UNIT

413

545 SF

UNIT

513

545 SF

UNIT

514

545 SF

UNIT

414

545 SF

UNIT

313

545 SF

UNIT

211

393 SF

UNIT

212

PARKING PARKING

LPS
B

S
BLP

SIDEYARD
8' - 0" MIN

SIDEYARD
6' - 5" MIN

SOLAR PANELS

LOWEST PT
-2' - 10 3/4"

55
' -

 6
"

1'
 -

 7
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

10
' -

 0
"

11
' -

 0
"

2'
 -

 1
1"

1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

UNIT

502

UNIT

402

UNIT

302

UNIT

202

UNIT

506

UNIT

406

UNIT

306

UNIT

206

UNIT

414

UNIT

211

UNIT

316

UNIT

214

CRENSHAW
BLVD

LP

LP

PARKING

UNIT

313

MECHANICAL
EQUIPMENT

ROOF DECK

UNIT

514

MECHANICAL
EQUIPMENT

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

3'
 -

 6
"

BIKE REPAIR

LOWEST PT
-2' - 10 3/4"

55
' -

 6
"

3'
 -

 6
"

8'
 -

 6
"

6'
 -

 8
"

15
' -

 0
"

1

1

REAR YARD SETBACK
15' - 0"

 30"

STAIR TOWER AND
ELEVATOR OVERRUN
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 1/8" = 1'-0"
2

BUILDING SECTION A

 1/8" = 1'-0"
5

BUILDING SECTION



1ST FLOOR
+0' - 0"

2ND FLOOR
+11' - 0"

3RD FLOOR
+21' - 0"

4TH FLOOR
+31' - 0"

5TH FLOOR
+41' - 0"

ROOF TOP
+51' - 0"

TO PARAPET
+52' - 7"

R1 - 1 ZONE

LP

55
' -

 6
" 

P
R

O
P

O
S

E
D

 B
U

IL
D

IN
G

 H
E

IG
H

T

TRANSITIONAL HEIGHT REQUIREMENT PER SPECIFIC PLAN:

ONE FOOT FOR EVERY ONE FOOT IN HEIGHT AS
MEASURED 15 FEET ABOVE GRADE AT THE PROPERTY
LINE

LOWEST PT
-2' - 10 3/4"

C2-2D-SP ZONE

CRENSHAW
BLVD

= TRANSITIONAL HEIGHT REQUIRED

 T
.O

. R
O

O
F

8'
 -

 6
"

15
' -

 0
"

60
' -

 0
" 

M
A

X
 B

U
IL

D
IN

G
 H

E
IG

H
T

 A
LL

O
W

E
D

1

1

REAR YARD SETBACK
15' - 0"

30
' -

 0
"

 30" MAX

45' - 3"

30' - 3"

25' - 1" 24' - 11"27' - 4"29' - 9"

LP

50' - 0"50' - 0"50' - 0"50' - 0"

DISTANCE HEIGHT REQUIRED HEIGHT PROVIDED

0' - 15'
15' - 65'

30' HEIGHT AT 15'
80' HEIGHT AT 65'

30' HEIGHT AT 15'
55' - 6" HEIGHT AT 65'
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1

TRANSITIONAL HEIGHT REQUIREMENT
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MEASUREMENT PER LAMC 12.03:
AREA IN SQUARE FEET CONFINED WITHIN THE 
EXTERIOR WALLS OF A BUILDING, BUT NOT 
INCLUDING THE AREA OF THE FOLLOWING: 
EXTERIOR WALLS, STAIRWAYS, SHAFTS, ROOMS 
HOUSING BUILDING EQUIPMENT OR MACHINERY, 
PARKING AREAS WITH ASSOCIATED DRIVEWAYS 
AND RAMPS, SPACE FOR THE LANDING AND 
STORAGE OF HELICOPTERS, AND BASEMENT 
STORAGE AREAS.

12995 SF

PARKING

2550 SF

RESIDENTIAL

2008 SF

COMMERCIAL

6647 SF

RESIDENTIAL

7241 SF

RESIDENTIAL

6776 SF

RESIDENTIAL

7158 SF

RESIDENTIAL

6826 SF

RESIDENTIAL

3317 SF

RESIDENTIAL

6772 SF

RESIDENTIAL

FAR LEGEND

PARKING

RESIDENTIAL

SHAFT (NOT FAR)

3317 SF

RESIDENTIAL

LOT AREA:
22,841 SF

MULTIPLIER:
3:1 W/ DENSITY BONUS INCENTIVES

ALLOWABLE FAR:
= 22,841 SF X 3
= 68,523 SF

PROPOSED FAR:
52,612 SF/22,841 SF = 2.31:1
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AREA SCHEDULE (FLOOR AREA)

LEVEL FAR AREA (SF)

COMMERCIAL

1ST FLOOR COMMERCIAL 2008

RESIDENTIAL

1ST FLOOR RESIDENTIAL 2550

2ND FLOOR RESIDENTIAL 13888

3RD FLOOR RESIDENTIAL 13934

4TH FLOOR RESIDENTIAL 10143

5TH FLOOR RESIDENTIAL 10089

GRAND TOTAL 52612

PROPOSED FAR

SHEET NOTES

LEGEND

 1/16" = 1'-0"
1

1ST FLOOR FAR PLAN
 1/16" = 1'-0"

2
2ND FLOOR FAR PLAN

 1/16" = 1'-0"
3

3RD FLOOR FAR PLAN

 1/16" = 1'-0"
4

4TH FLOOR FAR PLAN
 1/16" = 1'-0"

5
5TH FLOOR FAR PLAN



OPEN SPACE REQUIREMENTS PER LAMC 12.21 G:

100 SF/UNIT < 3 HABITABLE ROOMS (STUDIO & 1 BR 
UNITS)
125 SF/UNIT = 3 HABITABLE ROOMS (2 BR UNITS)
175 SF/UNIT > 3 HABITABLE ROOMS (3 BR UNITS)

NOTE:
1. A KITCHEN IS NOT CONSIDERED A HABITABLE 
ROOM FOR PURPOSES OF CALCULATING OPEN 
SPACE.

2. PRIVATE OPEN SPACE SHALL HAVE NO 
HORIZONTAL DIMENSION LESS THAN SIX FEET 
WHEN MEASURED PERPENDICULAR FROM ANY 
POINT ON EACH OF THE BOUNDARY OF THE OPEN 
SPACE AREA PER LAMC 12.21.G

PERCENT OF LANDSCAPED OPEN SPACE 
REQUIRED = 30%.

30% X 7229 SF (REQUIRED OPEN SPACE) = 2169 SF

TOTAL LANDSCAPED OPEN SPACE = 
1ST FLOOR = 1532 SF
2ND FLOOR = 687 SF
4TH FLOOR = 355 SF

TOTAL       2574 SF

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

CLR TYP
6' - 0" MIN

13040 SF

PARKING

COMMERCIAL SPACE

CONFERENCE ROOM

LOBBY

OFFICE

OFFICE

TRASH

LEASING OFFICE

SERVICES OFFICE -
SMALL MEETING

ROOM

ELEC ROOM

1059 SF

COMMON OPEN SPACE:
COMMUNITY ROOM

3036 SF

COMMON OPEN SPACE:
COURTYARD

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

20' - 0" MIN CLR

784 SF

COMMON OPEN SPACE:
ROOF DECK

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

CLR TYP
6' - 0" MIN

COMMON OPEN SPACE: COMMUNITY ROOM

COMMON OPEN SPACE: COURTYARD

COMMON OPEN SPACE: LAUNDRY

PRIVATE OPEN SPACE

COMMON OPEN SPACE: ROOF DECK

COMMON OPEN SPACE: LOBBY

PARKING

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

50 SF

PRIVATE OPEN SPACE

CLR TYP
6' - 0" MIN
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PROPOSED OPEN SPACE

SHEET NOTES

LEGEND

REQUIRED OPEN SPACE

Unit Type # OF UNITS
REQ'D OPEN

SPACE

STUDIO 24 2400 SF

1 BR 45 4500 SF

2 BR 1 125 SF

GRAND TOTAL 7025 SF

NAME QTY AREA (SF)

2ND FLOOR

COMMON OPEN SPACE: COMMUNITY
ROOM

1 1059

COMMON OPEN SPACE: COURTYARD 1 3036

PRIVATE OPEN SPACE 13 650

4745

3RD FLOOR

PRIVATE OPEN SPACE 16 800

800

4TH FLOOR

COMMON OPEN SPACE: ROOF DECK 1 784

PRIVATE OPEN SPACE 9 450

1234

5TH FLOOR

PRIVATE OPEN SPACE 9 450

450

GRAND TOTAL 7229

 1/16" = 1'-0"
2

3RD FLOOR OPEN SPACE PLAN
 1/16" = 1'-0"

22
1ST FLOOR OPEN SPACE PLAN

 1/16" = 1'-0"
12

2ND FLOOR OPEN SPACE PLAN

 1/16" = 1'-0"
15

4TH FLOOR OPEN SPACE PLAN
 1/16" = 1'-0"

5
5TH FLOOR OPEN SPACE PLAN
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(E) PHOENIX 

CANARIENSIS, 

CANARY ISLAND 
DATE PALM TREE, 

18-20' TALL, 6' 
DIAMETER TRUNK.
TO BE REMOVED.
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RESIDENTIAL

PARKING

41 STALLS

TRANSFORMER

ELEV 1

COMMERCIAL

BIKE REPAIR

107

LA STANDARD 
TURNING RADIUS, TYP.

STAIR #2

ELEV2

STAIR #1

PUBLIC RIGHT-OF-WAY IMPROVEMENTS 
PER CITY AGENCY REQUIREMENTS, 

INCLUDING STREET TREES, UTILITIES, 
PAVEMENT AND CURBS, TYP

(N) TREE
GINKO BILOBA

COLUMNAR 'PRINCETON SENTRY'

(N) TREE
QUERCUS X WAREI

WARE OAK

BACCHARIS PILULARIS

COYOTE BUSH GROUNDCOVER

BACCHARIS PILULARIS

COYOTE BUSH GROUNDCOVER

(N) TREE
QUERCUS X WAREI

WARE OAK

(N) TREE
GINKO BILOBA,

COLUMNAR
'PRINCETON SENTRY'

LINEAR PLANTERS WITH OPENING 
ABOVE;
(N) TREES
PALM GROVE: TRACYCARPUS 

FORTUNEI 'WAGNERIANUS' 
WINDMILL PALM & STIPA 

TENNUISSIMA PONY TAILS/MEXICAN 
FEATHER GRASS

0' COMMERCIAL 
SIDEYARD
SETBACK

C
O

N
C

. C
U

R
B

PUBLIC RIGHT-OF-WAY IMPROVEMENTS 
PER CITY AGENCY REQUIREMENTS, 

INCLUDING STREET TREES, UTILITIES, 
PAVEMENT AND CURBS, TYP

EXISTING 

COMMERCIAL 

SURFACE 

PARKING

R1-1 ZONE

LPLP

LP
LP

EXISTING 1-STORY 
COMMERCIAL

C2-2D-SP 

ZONE

PLANTING AREA, TYPICAL PLANTING PLAN
WILL ADHERE TO THE WATER EFFICIENT LANDSCAPE 
ORDINANCE

2 - QUERCUS X WAREI, WARE OAK, MINIMUM SIZE 24" 
BOX, TYP.

2 - GINKO BILOBA, COLUMNAR 'PRINCETON SENTRY,' 
MINIMUM SIZE 24" BOX, TYP.

12 - TRACYCARPUS FORTUNEI 'WAGNERIANUS' 
WINDMILL PALM , MINIMUM SIZE 24" BOX, TYP.

PROPOSED LANDSCAPE AREA 1ST FLR = 1532 SF

PLANT LEGEND

IRRIGATION SYSTEM

1. ALL PLANTED AREAS WILL HAVE NEW PERMANENT IRRIGATION SYSTEMS 
INSTALLED.

2. THESE SYSTEMS WILL BE ZONED TO TAKE INTO ACCOUNT PREVAILING WINDS, 
SOLAR EXPOSURE, THE TYPE OF PLANTS TO BE IRRIGATED, AND THE EQUIPMENT 
BEING USED.

3. ALL SYSTEMS WILL BE AUTOMATICALLY CONTROLLED WITH A "SMART" 
CONTROLLER TAKING REAL TIME EVAPOTRANSPIRATION DATA INTO ACCOUNT.

4. THE IRRIGATION SYSTEM WILL HAVE A FLOW SENSOR AND MASTER VALVE TO 
DETECT AND CONTROL BREAKS IN MAIN AND LATERAL LINES, OR DAMAGE TO 
EQUIPMENT AND ASSEMBLIES.

5. THE IRRIGATION SYSTEM DESIGN WILL BE IN ACCORDANCE WITH THE CITY OF LOS 
ANGELES LANDSCAPE ORDINANCE, WATER MANAGEMENT POINT SYSTEM, AND 
CURRENT WATER EFFICIENT ORDINANCES.

PEDESTAL PAVING SYSTEM

(E) PALM TREE TO BE DEMOLISHED
PER EAF

LOW PROFILE GROUNDCOVER TYP

GENERAL NOTES

1. LANDSCAPE AND RIGHT-OF-WAY IMPROVEMENTS SHALL COMPLY WITH THE CRENSHAW
CORRIDOR SPECIFIC PLAN.

2. 16 TOTAL NEW TREES ON PROJECT SITE FIRST FLOOR

3. MAXIMUM APPLIED WATER ALLOWANCE AT 55% FOR RESIDENTIAL LANDSCAPE 
PROJECTS
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 1/8" = 1'-0"
1

CONCEPTUAL LANDSCAPE PLAN - 1ST FLOOR

0' 4' 8' 16' 32'



DN

UPDN

UP

CORRIDOR

OTATEA MEXICANA AZTECORUM

MEXICAN WEEPING BAMBOO

(N) TREE
OLEA EUROPAEA, 

SPECIMEN OLIVE TREE

BBQ/DINING AREA

FIRE PIT

2907 SF

CENTRAL
COURTYARD

220

RAISED TREE PLANTER WITH
SEAT WALLS

RAISED GARDEN PLANTERS FOR
RESIDENT USE, TYP

PEDESTAL PAVING SYSTEM OVER STRUCTURE, TYP

OPEN 
TO 

BELOW

IRRIGATION SYSTEM

1. ALL PLANTED AREAS WILL HAVE NEW PERMANENT IRRIGATION SYSTEMS 
INSTALLED.

2. THESE SYSTEMS WILL BE ZONED TO TAKE INTO ACCOUNT PREVAILING WINDS, 
SOLAR EXPOSURE, THE TYPE OF PLANTS TO BE IRRIGATED, AND THE EQUIPMENT 
BEING USED.

3. ALL SYSTEMS WILL BE AUTOMATICALLY CONTROLLED WITH A "SMART" 
CONTROLLER TAKING REAL TIME EVAPOTRANSPIRATION DATA INTO ACCOUNT.

4. THE IRRIGATION SYSTEM WILL HAVE A FLOW SENSOR AND MASTER VALVE TO 
DETECT AND CONTROL BREAKS IN MAIN AND LATERAL LINES, OR DAMAGE TO 
EQUIPMENT AND ASSEMBLIES.

5. THE IRRIGATION SYSTEM DESIGN WILL BE IN ACCORDANCE WITH THE CITY OF LOS 
ANGELES LANDSCAPE ORDINANCE, WATER MANAGEMENT POINT SYSTEM, AND 
CURRENT WATER EFFICIENT ORDINANCES.

OPEN 
TO 

BELOW

OPEN 
TO 

BELOW

PLANTING AREA, TYPICAL PLANTING PLAN
WILL ADHERE TO THE WATER EFFICIENT LANDSCAPE 
ORDINANCE

CLUSTER OF OTATEA MEXICANA AZTECORUM

MEXICAN WEEPING BAMBOO, MINIMUM 36" PLANTING AREA

1 - OLEA EUROPAEA, SPECIMEN OLIVE TREE, MINIMUM 24" 
BOX

PROPOSED LANDSCAPE AREA 2ND FLR = 687 SF

PLANT LEGEND

GENERAL NOTES

1. LANDSCAPE AND RIGHT-OF-WAY IMPROVEMENTS SHALL COMPLY WITH THE CRENSHAW
CORRIDOR SPECIFIC PLAN.

2. 16 TOTAL NEW TREES ON PROJECT SITE FIRST FLOOR

3. MAXIMUM APPLIED WATER ALLOWANCE AT 55% FOR RESIDENTIAL LANDSCAPE 
PROJECTS
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CONCEPTUAL LANDSCAPE PLAN - SECOND FLOOR

PODIUM

0' 4' 8' 16' 32'



DN

UP

UNIT

402

UNIT

400

UNIT

415

UNIT

413

UNIT

412

UNIT

411

UNIT

403

UNIT

404

UNIT

407

UNIT

414

UNIT

410

UNIT

409

UNIT

408

UNIT

406

UNIT

405

UNIT

401

3360 SF

ROOF DECK

280

ELEV LOBBY

416

ELEV2

CORRIDOR

(N) TREE
CITRUS JAPONICA

KUMQUAT TREE

RAISED PLANTER BEDS TYP

LOW PROFILE MODULAR PLANTERS TYP

IRRIGATION SYSTEM

1. ALL PLANTED AREAS WILL HAVE NEW PERMANENT IRRIGATION SYSTEMS 
INSTALLED.

2. THESE SYSTEMS WILL BE ZONED TO TAKE INTO ACCOUNT PREVAILING WINDS, 
SOLAR EXPOSURE, THE TYPE OF PLANTS TO BE IRRIGATED, AND THE EQUIPMENT 
BEING USED.

3. ALL SYSTEMS WILL BE AUTOMATICALLY CONTROLLED WITH A "SMART" 
CONTROLLER TAKING REAL TIME EVAPOTRANSPIRATION DATA INTO ACCOUNT.

4. THE IRRIGATION SYSTEM WILL HAVE A FLOW SENSOR AND MASTER VALVE TO 
DETECT AND CONTROL BREAKS IN MAIN AND LATERAL LINES, OR DAMAGE TO 
EQUIPMENT AND ASSEMBLIES.

5. THE IRRIGATION SYSTEM DESIGN WILL BE IN ACCORDANCE WITH THE CITY OF LOS 
ANGELES LANDSCAPE ORDINANCE, WATER MANAGEMENT POINT SYSTEM, AND 
CURRENT WATER EFFICIENT ORDINANCES.

PLANTING AREA, TYPICAL PLANTING PLAN
WILL ADHERE TO THE WATER EFFICIENT 
LANDSCAPE ORDINANCE

1 - CITRUS JAPONICA KUMQUAT TREE, MINIMUM SIZE 
24" BOX, TYP.

PROPOSD LANDSCAPE AREA 4TH FLR = 355 SF

PLANT LEGEND

GENERAL NOTES

1. LANDSCAPE AND RIGHT-OF-WAY IMPROVEMENTS SHALL COMPLY WITH THE CRENSHAW
CORRIDOR SPECIFIC PLAN.

2. 16 TOTAL NEW TREES ON PROJECT SITE FIRST FLOOR

3. MAXIMUM APPLIED WATER ALLOWANCE AT 55% FOR RESIDENTIAL LANDSCAPE 
PROJECTS
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SHRUBS

MODULAR LOW PROFILE PLANTING PAVINGPOTS & PLANTERS

JUNIPERUS SQUAMATA 'BLUE STAR' SEDUM  'AUTUMN JOY' EUPHORBIA RIGIDA COPROSMA REPENS CORDYLINE INDIVISA

AGAVE ATTENUATA 'NOVA' LAVENDULA ANGUSTIFOLIA PUNICA GRANATUM 'CHICO' WESTRINGIA 'BLUE GEM' SEDUM NUSSBAUMERIANUM ROSEMARY 'ARP'
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EXHIBIT F 

Renderings 

DIR-2017-298-DB-SPR-SPP-1A 



 

 

 

 

 

CRENSHAW RENDERING WEST (FACING EAST) 



 

 

 

AERIAL RENDERING SOUTHWEST (FACING NORTHEAST) 
  



 

 

 

AERIAL RENDERING SOUTHEAST (FACING NORTHWEST) 
 



 

 

 

AERIAL RENDERING NORTHWEST (FACING SOUTHEAST) 
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LADOT Referral Form 
February 28, 2017 
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CP-2151.1 [revised 2/8/2016]    Page 1 of 2 
 

 
 
 

 
The Department of Transportation (DOT) Referral Form serves as an initial assessment to determine 
whether a project requires a traffic Study.  
 
Prior to the submittal of a referral form with DOT, a Planning case must have been filed with the 
Department of City Planning, and:  
 
 The referral form must be accompanied by a proof of filing of an Environmental Assessment 

Form (EAF) or Environmental Impact Report (EIR) for a project with new floor area, change of 
use, new construction; and 

 
 Project exceeds a threshold as listed in the “Traffic Study Exemption Thresholds”  

 
NOTES:   
 

1. All new school projects, including by-right projects, must contact DOT for an assessment of the 
school’s proposed drop-off/pick-up scheme and to determine if any traffic controls, school warning 
and speed limit signs, school crosswalk and pavement markings, passenger loading zones and 
school bus loading zones are needed.   
 

2. Unless exempted, projects located within a transportation specific plan area may be required to pay a 
traffic impact assessment fee regardless of the need to prepare a traffic study.    
 

3. Pursuant to LAMC Section 19.15, a review fee payable to DOT may be required to process this form. 
The applicant should contact the appropriate DOT Development Services Office to arrange payment. 

 

4. DOT’s Traffic Study Policies and Procedures can be found at http://ladot.lacity.org, under “B-Permit 
& Traffic Studies.” 

 
RELATED CODE SECTION/ORDINANCE:  LAMC Section 16.05; various ordinances 
 
SPECIALIZED REQUIREMENTS:  When submitting this referral form to DOT, include the documents 
listed below: 
 
 Copy of completed Planning Department Master Land Use Permit Application (CP-7771) 
 
 Copy of a fully dimensioned site plan showing all existing and proposed structures, parking and 

loading areas, driveways, as well as on-site and off-site circulation. 
 
 If filing for purposes of Site Plan Review, a copy of the completed Site Plan Review 

Supplemental Application (CP-2150) 
 
DOT DEVELOPMENT SERVICES DIVISION OFFICES:  Please route this form for processing to the 
appropriate DOT Office as follows: 
 

Metro  West LA  Valley 
213-972-8482  213-485-1062  818-374-4699 

100 S Main St, 9th Floor  7166 W Manchester Blvd  6262 Van Nuys Blvd, 3rd Floor 
Los Angeles, CA 90012  Los Angeles, CA 90045  Van Nuys, CA 91401 

 

DEPARTMENT OF TRANSPORATION REFERRAL FORM: 
TRAFFIC STUDY ASSESSMENT 



  
 

CP-2151.1 [revised 2/8/2016]    Page 2 of 2 
 

 
TO BE VERIFIED BY CITY PLANNING STAFF PRIOR TO DOT REVIEW 

PROJECT INFORMATION 
  

 
Case Number: 

 

 
Project Address: 

 

 
Project Description: 

 

  

  

 
TO BE COMPLETED BY DOT STAFF: 

TRIP GENERATION CALCULATION 

 Land Use 
(list each use) Size / Unit Daily Trips 

AM Peak 
Hour Trips 

PM Peak 
Hour Trips 

Proposed 

     
     
     

Total new trips:    

Existing 

     
     
     

Total existing trips:    

 Net Increase / Decrease (+ or - )    
DOT 
Comments:   
  
 

Please note that this form is not intended to address the project’s site access plan, driveway 
dimensions and location, internal circulation elements, dedication and widening, etc.  These items 
require separate review and approval by DOT. 

 
Transportation Specific Plan Area:  Yes  No  
      Fee Calculation:   
 

Traffic Study Required: Yes  No  
 

Prepared by DOT Staff: Name:                                Phone:    

    Signature:      Date:   
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Parking Lot  
Photographs

DIR-2017-298-DB-SPR-SPP-1A 



5414 – 5420 S. Crenshaw Blvd. 

 

Site Photos provided by applicant. Photographs taken on August 10, 2016 around 10 a.m. 

Closed gate off 11th Avenue entry.    Closed gate off 11th Avenue entry. 

 

 

 

 

 

 

 

 

 

 

Closed gate off Crenshaw Blvd.    Closed gate off 11th Avenue entry. 

 

 

 

 

 

 

 

Signage for private parking on project site.   



Date: June 9, 2017 

Time: 10:30 a.m. – 11:30 a.m. 

Field Investigation Photographs 

LADOT Parking Lot 634     10-Hour public parking in Lot 634 

 

 

 

 

 

 

 

 

 

 

 

 

 

Gated private parking lot abutting project site to the east, entrance off 11th Avenue 



 

 

 

 

 

 

 

 

 

 

 

 

Looking into project site from LADOT Public Parking Lot 634 

 

 

 

 

 

 

 

 

 

 

 

Project site: Existing commercial structure and surface parking lot (gated) 

 

 

 

 

 

Signage posted on existing private parking lot at 
project site.  

 

 



 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Temporary public parking lot adjacent to project site. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Temporary public parking lot adjacent to project site. 



Street parking along Crenshaw Blvd. 

Street parking along Crenshaw Blvd. 

Street parking along Crenshaw Blvd. 

Temporary parking lot adjacent to project site. 

Street parking along Crenshaw Blvd. 

 

 



EXHIBIT I 

Radius Map 

DIR-2017-298-DB-SPR-SPP-1A 





EXHIBIT J 

Vicinity Map 

DIR-2017-298-DB-SPR-SPP-1A 
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