
GENERAL INFORMATION ABOUT THE CONTENTS OF THIS FILE 

Submissions by the public in compliance with the Commission Rules and Operating 
Procedures (ROPs), Rule 4.3, are distributed to the Commission and uploaded online. 
Please note that “compliance” means that the submission complies with deadline, delivery 
method (hard copy and/or electronic) AND the number of copies.  Please review the 
Commission ROPs to ensure that you meet the submission requirements. The ROPs can be 
accessed at http://planning.lacity.org, by selecting “Commissions & Hearings” and 
selecting the specific Commission. 

All compliant submissions may be accessed as follows: 

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

• “Secondary Submissions”: Submissions received after the Initial Submission
deadline up to 48-hours prior to the Commission meeting are contained in this file
and bookmarked by the case number.

• “Day of Hearing Submissions”: Submissions after the Secondary Submission
deadline up to and including the day of the Commission meeting will be uploaded to
this file within two business days after the Commission meeting.

Material which does not comply with the submission rules is not distributed to the 
Commission.  

ENABLE BOOKMARS ONLINE: 

**If you are using Explorer, you  need  will need to enable  the Acrobat    toolbar to 
see  the bookmarks on the left side of the screen. 

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you 
do not want to use the bookmarks, simply scroll through the file. 

If you have any questions, please contact the Commission Office at (213) 978-1300. 

http://planning.lacity.org/
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City of Los Angeles
Department of City Planning
200 North Spring Street, Room 621
Los Angeles, CA 90012
Attn: Chi Dang, City Planning Associate
____g@__y__gchi.danlacit.or
(213) 978-1307

_p_______@_____y__gaccentral lacit .or

RE: Case Nos: ZA-2000-454-ZV-W-PA2-1A and ENV-2017-3035-CE
Harry’s Auto Collision Center Parking Building
1023 & 1027 S. Redondo Boulevard

Dear Members of the Central Los Angeles Area Planning Commission,

l have been a neighbor of Harry’s Auto Collision Center for _14 years. I am aware of the
above-referenced pending case to review the modification of conditions for their
previously approved parking building, accessory to their auto collision repair facility.

I fully support and urge you to approve their requests, including the ability to provide
auto estimating and washing services in the parking building.

Com m ents:
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3221 Hutchison Avenue, Suite D, Los Angeles, CA 90034 ◆ Phone (310) 838-2400 ◆ FAX (310) 838-2424 

 
 

Memorandum  

 

To: Members of the Central Los Angeles Area Planning Commission 
 

From: Craig Lawson and Shane Swerdlow, Craig Lawson & Co., LLC 
 

 

Date: October 19, 2020  
 

 

Re:  October 27, 2020 Central APC Hearing re: Case No. ZA-2000-454-ZV-YV-PA2-1A 
  Applicant/Appellant: Harry’s Auto Collision Center Parking Building  
  Street Address: 1023 & 1027 S. Redondo Boulevard, Los Angeles, CA 

 
Thank you for this opportunity to submit the enclosed presentation slides on behalf of Harry’s Auto 
Collision Center, Inc., the Applicant and Appellant for the above-referenced case, in advance of 
your October 27, 2020 hearing.   
 
The enclosed slides provide a roadmap of the Project Site’s history and the very specific focus of 
our appeal:   
 

Allow the critical customer service functions of auto estimating/evaluation and car washing 
services within the Harry’s Auto Collision Center Parking Building at 1023 & 1027 S. 
Redondo Boulevard.   

 
We encourage you to review these slides alongside our previously submitted Appeal Application, 
which provides a more detailed discussion of our request.   
 
Due to anticipated timing constraints, we intend to present a condensed version of the attached 
slides at our upcoming hearing.  However, we feel that the enclosed slides provide helpful context 
as we approach the hearing date, and we appreciate your time in reviewing these materials.   
 
Thank you in advance for your review of this information. 

Craig Lawson & Co., LLC 
Land Use Consultants 



Case No. ZA-2000-454(ZV)(YV)(PA2)(1A)
Central Area Planning Commission

HARRY’S AUTO COLLISION CENTER
PARKING BUILDING

1023 and 1027 S. Redondo Boulevard

Slide 1



SITE OVERVIEW

Slide 2
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Constructed 2008

R2-1-O
Low Medium I Residential

1023 & 1027 S. Redondo Blvd



LOCATION AND ZONING
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2000:  Zone Variance approved Parking 
Building in R2-1-O Zone (1023 & 1027 S. 
Redondo Blvd.) for:
• Storage of vehicles in various stages of 

repair, including inoperable vehicles
• Spaces for administrative and customer 

service functions accessory to main auto 
collision repair use in the C2-1-O Zone 
(conference room, lobby, offices, restrooms, 
locker room, showers, lunchroom)

HISTORY Slide 4

1970

1980

1990

2000

2010

2020

1974:  Harry’s Auto Collision Center established 

(1015 S. La Brea Ave.)

1980:  New facility built (1015 S. La Brea Ave.)

1989:  Existing Auto Collision Repair Building 
built in C2-1-O Zone (1013 S. La Brea Ave.)

2000-2007:  City issues Letters of Modification 
and Clarification

2008:  Parking Building built in R2-1-O Zone 
(1023 & 1027 S. Redondo Blvd.)

2009:  First Plan Approval (PA1):
• Modified various conditions of approval
• Allowed off-site employee parking
• Found Applicant in full compliance with 

relevant conditions of approval

2020:  Second Plan Approval (PA2)



EXISTING CONDITIONS:
STORAGE OF VEHICLES IN PARKING BUILDING

Slide 5



EXISTING CONDITIONS:
ADMINISTRATIVE AND CUSTOMER SERVICE 

AREAS IN PARKING BUILDING

Slide 6



PA2 ZA DECISION

Slide 7

Modifications Approved by ZA Modifications Denied by ZA
• Increase number of parking spaces from 

64 to 75

• Adjust Saturday hours of operation from 
8AM-12PM to 10AM-2PM

• Allow use of conference room after 
business hours until 10PM

• Allow driveway gates to remain open 
during revised Saturday hours of operation

• Allow car rental desk/reception area inside 
Parking Building mezzanine

• Requests for automotive body estimates, 
detailing, and cleaning within Parking 
Building

• Requests for diagnostic analysis and 
automotive preparation for safety 
check/testing within Parking Building

• Requests for existing car washing area on 
the ground level and new car rinsing 
station on the rooftop

See new Condition No. 29



VERY SPECIFIC FOCUS OF OUR APPEAL

Slide 8

Allow auto estimating and washing services in the Parking Building.
(activities highlighted yellow below) 

Conditions from August 10, 2020 PA2 Decision Letter

Applicant does not challenge or appeal the ZA’s decision prohibiting 

auto collision repair related activities in the Parking Building. 

Applicant DOES challenge and appeals the ZA’s decision to the extent it denies the Applicant 

the ability to perform customer service/non-repair related activities highlighted above.  



ZA ERRED IN HIS DECISION

Slide 9

• ZA approval stops short of including auto estimating and washing services.

• These are not auto collision repair activities.

• These are administrative and customer service functions that are accessory 
but necessary to the main auto collision repair use in the C2-1-O Zone.  

Automotive Repair Use Definition in PA2 Decision Letter



AUTO ESTIMATING AND WASHING SERVICES ARE NOT
AUTO COLLISION REPAIR ACTIVITIES

Slide 10

Auto Estimating Auto Collision Repair Washing Services
• Administrative / customer 

service / evaluative process 
involving photo 
documentation & paperwork

• Occurs before auto collision 
repair work can be initiated

• Involves no tools or 
diagnostic equipment

• Occurs entirely within 
C2-1-O Zone

• Essential customer service 
function

• Occurs after auto collision 
repair work is complete

• Common in parking buildings
• Customers expect vehicles 

returned in clean, sanitized 
condition



SCOPE OF AUTO ESTIMATING REQUESTED
Before initiation of auto collision repair work

Slide 11

Step 1

Estimator views 
and evaluates 

condition of 
vehicle in 
Parking 

Building without

using tools

Step 4

Upon approval 
to proceed with 
work, vehicle is 

moved to 
C2-1-O Zone 
for diagnostic 
analysis and 
repair work

Step 2

Estimator takes 
photos of 
vehicle

Step 3

Estimator 
proceeds to 

office space to 
upload photos 
to computer 

and complete 
paperwork to 

issue estimate 
to customer



SCOPE OF WASHING SERVICES REQUESTED
After auto collision repair work is complete

Slide 12

Specific locations designated for washing services at ground level and roof

Common activity in commercial and residential parking structures

No power washing equipment used

Critical customer service function (vehicles must be returned in clean condition)

Not open to the public

Ground Floor Roof

N

R
edondo

R
edondo

Auto Collision Repair Building Auto Collision Repair Building

Parking Building Parking Building

Wash 
Area

Rinse 
Station



WASHING IS COMMON ANCILLARY FEATURE OF 
COMMERCIAL AND RESIDENTIAL PARKING BUILDINGS

Slide 13

Office Parking Buildings (333  South Hope Street, 355 South Grand Avenue, 

444 South Flower Street, 2029 Century Park East)

Retail Parking Buildings (The Grove, 8000 West Sunset Boulevard)

Wash Stations and Mobile Detailing/Cleaning in Residential Parking Buildings

SurveyLA “Commercial Development and the Automobile” Historic Context Statement describes origins 

of car washes in parking buildings, and the earliest parking buildings featured washing services:

https://planning.lacity.org/odocument/3007ea6e-c4dd-42ec-bede-b109293f2873/CommercialDevelopmentandtheAutomobile_1910-1970.pdf


REASONS FOR APPEAL

Slide 14

Auto estimating and washing services are consistent with the intent of 

previous City approvals.  These activities are administrative and customer 
service functions that are accessory to the main auto collision repair use.  

Auto estimating and washing services are existing uses in the Parking Building 
that have clearly been acknowledged in previous approvals and 

found to comply with relevant zoning actions, 
which have allowed these uses in the C2-1-O and R2-1-O zones.

Prohibiting auto estimating and washing services would create 
practical difficulties and unnecessary economic hardships

for the Applicant, as well as challenges for the Project Site vicinity.

1

2

3



REASONS FOR APPEAL

Slide 15

Auto estimating and washing services are consistent with the intent of 
previous City approvals.  These activities are administrative and customer 

service functions that are accessory to the main auto collision repair use.  
1



1. CONSISTENT WITH INTENT OF PREVIOUS APPROVALS

Slide 16

Mix of Parking and 
Administrative / Customer Service Functions

S-3: Repair garages where work is limited to
exchange of parts and maintenance requiring no open
flame or welding, motor vehicle fuel dispensing
stations, and parking garages not classified as S-4
Occupancies or Group U private garages.

B: A building or structure, or portion thereof, used for
office, professional, or service-type transactions, which
are not classified as Group H occupancies. Such
occupancies include storage of records and accounts,
and eating and drinking establishments with an
occupant load of less than 50. Business occupancies,
such as banks, medical offices, carwashes, etc.

In conformance with LADBS and various water resources protection requirements, 

the Parking Building has an approved water clarifier that has been in place since the 

Parking Building was built in 2008 and will continue to be used to remove pollutants from 

water associated with cleaning and washing activities.   



Slide 17

2000 Zone Variance

1. CONSISTENT WITH INTENT OF PREVIOUS APPROVALS



REASONS FOR APPEAL

Slide 18

Auto estimating and washing services are existing uses in the Parking 
Building that have clearly been acknowledged in previous approvals and 

found to comply with relevant zoning actions, 
which have allowed these uses in the C2-1-O and R2-1-O zones.

2



2. EXISTING USES FOUND TO COMPLY WITH APPROVALS

Slide 19

• Key PA1 objective:

• Included Zoning Investigator site visit and review of Applicant statements and
photographs.

• PA1 Decision Letter clearly acknowledges estimating and car washing as existing
Parking Building activities, finding Applicant to be in compliance with relevant
zoning policies.

• PA1 approval identified no zoning violations or issues based on detailed
review of existing operations, and thus implicitly determined the Applicant
was in “full compliance with all the imposed conditions of approval
contained in the determination.”



Slide 20

PA1 Compliance Finding

2. EXISTING USES FOUND TO COMPLY WITH APPROVALS

PA1 determination letter clearly acknowledged estimates, detailing, and car 

washing as existing activities in the Parking Building.  



Slide 21

Existing Conditions Acknowledging Estimating and Evaluation Activities 

2. EXISTING USES FOUND TO COMPLY WITH APPROVALS



REASONS FOR APPEAL

Slide 22

Prohibiting auto estimating and washing services would create 
practical difficulties and unnecessary economic hardships for the 

Applicant, as well as challenges for the Project Site vicinity.
3



3. PRACTICAL DIFFICULTIES AND ECONOMIC HARDSHIP

Slide 23

Forcing Applicant to do auto estimating and washing services in C2-1-O Zone 
would significantly reduce on-site capacity, reduce job opportunities, 

and increase traffic on adjacent streets 
(due to increased circulation of cars and trips to/from off-site car washes).  

To execute operations in the most efficient, least impactful manner, 
Auto Collision Repair Facility in C2-1-O Zone must be reserved for 

auto collision repair work that cannot be done in R2-1-O Zone.  

Auto estimating and washing services within Parking Building 

have been a critical component of Applicant’s business model 

(and competitors’ business models) for many years.

Harry’s Auto cannot operate 

without ability to do auto estimating and washing services.  



THE APPLICANT IS AGGRIEVED

Slide 24

Taking of Applicant’s abilities 
to provide essential administrative and customer service functions 

that have characterized business model for many years.

Contradicts 2009 Plan Approval, 
which found all operations to be in full compliance with conditions of approval, 

including manner in which auto estimating and washing services 
were performed in the R2-1-O Zone.



Meetings with P.I.C.O. Neighborhood Council and neighbors

Resolutions to Parking and Congestion Concerns

• Support creation of Preferential Parking District No. 280 in surrounding 
neighborhood (no parking 8AM-6PM)

• Conference Room available to Redondo Block group
• Continue to lease off-site parking lots for employee parking
• Enforce policy that employees shall park in assigned parking spaces
• Advise delivery trucks and tow trucks to not park on Redondo

Community Support

• Over 50 support letters (18 from Redondo neighbors)
• Greater Miracle Mile Chamber of Commerce, Wilshire Crest Elementary 

School, St. Vibiana Catholic Church

COMMUNITY OUTREACH

Slide 25



CONCLUSION

Slide 26

Represents an enhancement of customer service functions 
to better facilitate underlying business operations 

and minimize impacts on surrounding neighborhood

Consistent with intent of previous City approvals

Consistent with existing administrative and customer services functions 
accessory to the main auto collision repair use, 

approved under 2000 Zone Variance and 2009 Plan Approval

Requested auto estimating and washing services are similar 
to other PA2 modifications approved by ZA

(additional parking spaces, adjusted hours of operation, allowing community meetings in 
conference room, adding car rental desk)  



THANK YOU

Slide 27



































































































 
 
 
 

 



 

 
3221 Hutchison Avenue, Suite D, Los Angeles, CA 90034 ◆ Phone (310) 838-2400 ◆ FAX (310) 838-2424 

 

 
November 9, 2020         

            Via e-mail to: apccentral@lacity.org 
Central Los Angeles Area Planning Commission  
City of Los Angeles      
200 N. Spring Street, Room 763 
Los Angeles, CA  90012 
 
 Re: Case No. ZA-2000-0454-ZV-YV-PA2-1A 
  Harry’s Auto Collision Center Parking Building 
  1023 and 1027 S. Redondo Boulevard, Los Angeles 
  Hearing Date: November 10, 2020    Agenda Item: 5 
 
Dear Members of the Central Los Angeles Area Planning Commission: 
 
Pending before you this week is the request of Harry’s Auto Collision Center, Inc. (the Applicant and 
Appellant for the above-referenced case) to add vehicle estimating (administrative with no tools) and 
car washing necessary to return customer vehicles in clean condition when body work is complete.  In 
the Zoning Administrator’s (“ZA”) decision before you on November 10, 2020, these activities have been 
denied.  The Applicant appeals only from the denial as to those activities.  Harry’s Auto Collision Center 
Parking Building, located at 1023 and 1027 S. Redondo Boulevard, where these requested services 
are to be conducted, is located in the R2-1-O Zone, adjacent to the Auto Collision Repair Building at 
1013 S. La Brea Avenue in the C2-1-O Zone.  The Parking Building contains two previously approved 
categories of uses:   
 

• Parking areas for vehicles in various stages of repair (including inoperable vehicles) 
• Interior areas for administrative and customer service functions (conference room, lobby, offices, 

restrooms, locker room, showers, and lunch room) that are accessory to the adjacent Auto 
Collision Repair Building   

 
On November 10, 2020, you will be hearing the Applicant’s appeal of the ZA’s August 10, 2020 decision 
on our second Plan Approval application (“PA2”) to allow just two additional critical administrative 
and customer service functions in the Parking Building, neither of which is auto collision repair 
work:   
 

1. Auto estimating / evaluation is an administrative and customer service process that occurs 
before implementation of auto collision repair work and involves no tools or diagnostic work.  
This process is limited to viewing, evaluating, and photographing the condition of a vehicle 
parked within the Parking Building; uploading photos and entering data on a computer within an 
interior office space, and issuing an estimate to a customer.  These actions must occur before 
a vehicle can be moved to the adjacent Auto Collision Repair Facility (in the C2-1 Zone) for 
diagnostic analysis and automotive repair work.   

 
2. Washing services are an essential customer service function common within parking buildings 

that occur after completion of auto collision repair work to meet customer demands for 
receiving their repaired vehicles in clean, sanitized condition.  The Applicant has no intention to 
operate a commercial car wash open to the public, and no power washing equipment would be 
used.  Washing services would occur at designated locations at the Parking Building’s ground 
and roof levels.   

Craig Lawson & Co., LLC 
Land Use Consultants 

mailto:apccentral@lacity.org


Case No. ZA-2000-0454-ZV-YV-PA2-1A 
Harry’s Auto Collision Center Parking Building 

 

2 

 
The Applicant cannot operate their auto collision repair business without the ability to do auto 
estimating and washing services, which are hallmarks of good customer service.  When 
customers arrive, their vehicles must be evaluated to prepare an accurate estimate of the cost for 
repair, and once the work is completed, cars must be returned to customers in clean, sanitized 
condition.   
 
The Parking Building is the optimal location for auto estimating and washing services.  To execute 
operations in the most efficient and least impactful manner, the Applicant must reserve the C2 
portion for auto collision repair activities, which cannot be performed in the R2 portion.  Forcing 
the Applicant to perform auto estimating and washing services in the C2 portion would significantly 
reduce on-site repair capacity.  This reduction would create an economic hardship and reduce 
on-site job opportunities.  Restricting auto estimating and washing services to the C2 portion 
would also place a burden on the Applicant and surrounding neighborhood by requiring vehicles 
to circulate between the R2 and C2 portions more frequently.  This would increase use of adjacent 
streets and driveways (increasing traffic and carbon emissions, as well as pedestrian safety 
concerns).  Allowing auto estimating and washing services in the Parking Building would cause 
no prejudice or harm to the surrounding neighborhood.   
 
In conclusion, we respectfully request that you grant this appeal by deleting auto estimating and 
washing services from Condition No. 29 of the ZA’s August 10, 2020 decision (which lists 
prohibited Parking Building uses) and adding these activities to Condition No. 28 (which clarifies 
permitted Parking Building activities).  Auto estimating and washing services are similar to the 
other non-automotive repair activities in the PA2 modifications approved by the ZA because they 
are consistent with existing approved administrative and customer service functions that are 
accessory to the main auto collision repair use.  These minor requests are consistent with the 
intent of previous City approvals and simply represent an enhancement of customer services to 
better facilitate the underlying business operation and minimize impacts on the surrounding 
neighborhood.   
 
On behalf of Harry’s Auto Collision Center, Inc., we wish to thank the Commission for its review 
and thoughtful consideration of our appeal.   
 
Sincerely,  
 
Craig Lawson 

 
Craig Lawson, President 
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