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APPENDIX “A” 

CASE NO. ZA-2021-8374-CU 

PRINCE OF PEACE EPISCOPAL CHURCH - WEST VALLEY FOOD PANTRY (“WVFP”) SUBMISSION TO AREA 
PLANNING COMMISSION IN RESPONSE TO APPEALS FROM GRANT OF CUP 

ALLEGED 
GROUNDS FOR 
APPEAL 

WHICH APPELLANTS 
ASSERT THOSE GROUNDS 
AND WHERE FOUND IN 
APPELLANTS’ 
JUSTIFICATIONS 

WVFP RESPONSE AND ACTUAL 
FINDINGS OF ZONING 
ADMINISTRATOR 

1. Traffic Concerns i. Nancy McLean (pg. 1) (claims that hun-
dreds of cars queue around the streets 
every week). 
 

ii. Siena at Woodland Hills (pg. 2) (claims 
that operations cause too much traffic, 
and that traffic analysis is needed). 

 
 

iii. Aaron Poladian (pp. 1 and 3) (claims 
there are weekly semi-truck deliveries 
and long lines of cars slowly idling 
through the streets). 

 
iv. Deborah Thompson (pp. 1, 3, and 4) 

(claims semi-trucks blocking traffic, cars 
line up early each day causing traffic, 
traffic safety issues, and claims that pan-
try services should stop during 

Appellant McLean’s statement implies that there are “hun-
dreds of cars” queued up around the street at the same time, 
and this is a gross exaggeration.  
 
In contrast to Appellants’ claims, the new building project 
would actually ease any potential traffic congestion in a 
significant manner.  
 
A traffic assessment was conducted, which concluded that 
the project did not meet the threshold to require a traffic 
study for the proposed building.  

 
The determination letter issued by the Zoning Administra-
tor on May 19, 2022 (“Determination Letter” or “DL”) 
granting the Conditional Use Permit (“CUP”) made explicit 
factual findings regarding the effects of traffic and traffic 
mediation efforts, which were taken into consideration 
when granting the CUP. The Determination Letter also im-
posed certain conditions related to traffic mediation: 
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construction period due to added traffic 
and congestion). 

 

- DL Pg. 19 (“Conditions addressing litter, traffic, 
safety, security, loitering, lighting, and other neigh-
borhood concerns (see Finding No. 2) were imposed 
to address potential nuisances and promote compati-
bility with surrounding uses.”) 
 
- DL pp. 24-25 (“Approval of the project would not 
result in any significant effects relating to traffic, 
noise, air quality or water quality.”) 
 
- DL Pg. 3 (“The applicant shall submit a parking and 
driveway plan to the Los Angeles Department of 
Transportation (LADOT) for approval.”) 
 
- DL Pg. 3 (“Any commercial truck delivery of items 
shall not be permitted before 8:30 a.m. and after 3 
p.m.”) 
 
- DL Pg. 22 (“The Department of Transportation will 
also review the final parking and driveway plan as 
part of their review and sign-off.”) 
 

2. Landscaping Concerns i. Siena at Woodland Hills (pp. 3-5, 9-10) 
(claims that Church has not maintained 
landscaping and that adding solar panels 
will further deteriorate landscaping). 

 

These concerns are exaggerated and inaccurate, and the ev-
idence submitted does not support these claims. 
 
Moreover, the Determination Letter described in great de-
tail the conditions imposed on WVFP which require 
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ii. Deborah Thompson (pp. 1-2) (claims that 
Church has failed to maintain its property 
resulting in dried mud covering sidewalks 
and dead trees and brush which constitute 
a fire hazard; claims that Church should 
include plants in landscaping and should 
take into consideration existing wildlife). 

 

ongoing maintenance obligations of WVFP, and the 
WVFP has agreed to comply with these conditions in full.   

 
- DL Pg. 2 (“The condition of the lot or lots, includ-
ing but not limited to parking areas, exterior walls, 
required lighting, and landscaped areas, shall at all 
times be maintained in a safe and sanitary condition 
and in a state of good repair. Exterior wall surfaces 
shall at all times be kept free from graffiti and any 
marks of vandalism . . . The lot or lots shall at all 
times be kept clear of weeds, rubbish, and all types 
of litter and combustible materials.”) 
 
- DL Pg. 3 (“All open areas not used for buildings, 
driveways, parking areas, or walkways shall be at-
tractively landscaped and maintained in accordance 
with a landscape plan and an automatic irrigation 
plan, prepared by a licensed Landscape Architect 
and to the satisfaction of the decision maker.”) 
 
- DL Pg. 4 (“The applicant shall be responsible for 
maintaining the premises over which they have con-
trol, including the adjoining sidewalk and any public 
or temporarily closed alleys abutting the site, free of 
debris or litter.”) 
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3. Hours of Operation i. Siena at Woodland Hills (pp. 6-8) 
(claims that the pantry will be operating 
from 7am to 11pm, that semi-trucks ar-
rive before 7am, and that lines start to 
form at 6:30am) 

 
ii. Aaron Poladian (pg. 2) (claims that the 

operation and distribution hours are too 
long). 

 
iii. Deborah Thompson (pg. 1) (claims that 

there are garbage trucks every weekday 
before 7am, then again at around noon, 
and lines that form at around 7am; claims 
that hours of operations are listed from 
7am to 11pm daily, and requests that op-
eration hours be changed to end at 6pm). 

 

The only hours of operation for distribution of groceries to 
clients are from 9:30 a.m. to 2:00 p.m. on Monday through 
Thursday, and from 9:30 a.m. to 12:30 p.m. on Friday. 
 
Deborah Thompson’s statement about garbage trucks is in-
accurate. Currently, all trash (including recyclables and 
yard waste) is picked up in the afternoons between 1:00-
4:00 p.m.  
 
The Determination Letter makes clear that in the new build-
ing operation, “[a]ny commercial truck delivery of items 
shall not be permitted before 8:30 a.m. and after 3 p.m.” 
(DL, Pg.3) 

 
- Deborah Thompson’s concerns about semi-trucks 
and garbage trucks were also expressly taken into 
consideration and were not grounds to deny the CUP 
(See DL, Pg. 15, No. 17.) 

 
4. Concerns about the 

homeless, mentally ill 
individuals, safety is-
sues, or littering 

i. Siena at Woodland Hills (pp. 7, 10, and 
11) (claims that homeless and mentally ill 
individuals are squatting in the campus, 
that drug-related and break-in activity has 
increased in the area, and that intruders 
have climbed the hillside and entered 
backyards from church property). 

 

These accusations are either exaggerated or inaccurate. The 
Appellants’ own photographic “evidence” does not support 
these disingenuous claims. Indeed, individuals are required 
to register to receive groceries, and registration records in-
dicate that fewer than 3% of WVFP’s clients are individu-
als who are unhoused and walk up to receive their grocer-
ies.  
 



ALLEGED 
GROUNDS FOR 
APPEAL 

WHICH APPELLANTS 
ASSERT THOSE GROUNDS 
AND WHERE FOUND IN 
APPELLANTS’ 
JUSTIFICATIONS 

WVFP RESPONSE AND ACTUAL 
FINDINGS OF ZONING 
ADMINISTRATOR 

ii. Nancy McLean (pg. 1) (claims that neigh-
bors are concerned and scared by men-
tally ill people that have confronted 
them). 

 
iii. Deborah Thompson (pp. 1, 3, 4) (claims 

that garbage is left throughout the neigh-
borhood by WVFP patrons; claims that 
entire property should be secured with an 
eight foot high wall and fences to prevent 
loitering). 

 

The Determination Letter explicitly took these matters into 
consideration when crafting the CUP conditions: 
 

- DL Pg. 19 (“Conditions addressing litter, traffic, 
safety, security, loitering, lighting, and other neigh-
borhood concerns (see Finding No. 2) were im-
posed to address potential nuisances and promote 
compatibility with surrounding uses.”) 
 
- DL Pg. 22 (“As conditioned, the proposed project 
will not adversely affect or further degrade adjacent 
properties, the surrounding neighborhood, or the 
public health, welfare, and safety and the develop-
ment of the community.”) 
 
- DL Pg. 3 (“The parking lot shall be secured after 
hours to prevent loitering on the subject site.”) 
 
- DL Pg. 3 (“A camera surveillance system shall be 
installed and operating at all times to monitor the 
interior, entrance, exits and exterior areas, in front 
of and around the premises. Recordings shall be 
maintained for a minimum period of 30 days and 
are intended for use by the Los Angeles Police De-
partment.”) 
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5. Noise/Sound Concerns i. Siena at Woodland Hills (pg. 10) (claims 
that Church allows events at property 
that it does not control). 
 

ii. Nancy McLean (pg. 1) (claims there are 
“loud trash truck pickups multiple times 
a day”). 
 

iii. Deborah Thompson (pg. 1) (claims there 
are loud noises from garbage trucks and 
semi-trucks delivering food). 

 

The Determination Letter expressly takes noise/sound con-
cerns into account and addresses them through the CUP 
conditions imposed upon the WVFP. 
 

- DL Pg. 24 (“Approval of the project would not re-
sult in any significant effects relating to traffic, 
noise, air quality or water quality.”) 
 
- DL Pg. 3 (“Any commercial truck delivery of items 
shall not be permitted before 8:30 a.m. and after 3 
p.m.”). 
 
- DL Pg. 4 (“Any music, sound or noise which is un-
der control of the applicant shall not violate Sections 
112.06 or 116.01 of the Los Angeles Municipal Code 
(Citywide Noise Ordinance). At any time, a City rep-
resentative may visit the site during operating hours 
to measure the noise levels. If, upon inspection, it is 
found that the noise level exceeds those allowed by 
the citywide noise regulation, the owner/operator 
will be notified and will be required to modify or 
eliminate the source of the noise or retain an acous-
tical engineer to recommend, design and implement 
noise control measures within property such as, 
noise barriers, sound absorbers or buffer zones.”) 
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6. Solar panels 
 

i. Siena at Woodland Hills (pp. 3 and 10) 
(claims that solar panels should not be in-
stalled on the slope because they will 
cause discomfort due to glare and, thus, 
should be installed on roof of new struc-
ture). 

 

The WVFP will defer to the solar installation experts and 
the applicable building codes to ensure proper location and 
orientation of the solar panels. 
 
 
 

7. Church exceeded scope 
of 1963 project ap-
proval 

 

i. Nancy McLean (pg. 1) (claims that 
church misinterpreted “other church-re-
lated activities” language in their approv-
als to start food distribution services). 
 

ii. Aaron Poladian (pg. 1) (claims that 
Church has exceeded scope of existing 
approvals allowing “other church related 
activities” by continually expanding the 
pantry operations). 

 

In a 2018-2019 study, 48% of congregations named Food 
Assistance as one of their community outreach programs, 
making it the most cited program of any, outstripping 
Youth, Health, Elderly, Disaster Relief, and thirteen others. 
This is according to the National Congregations Study, an 
ongoing academic effort since 1998 with over 5,300 partic-
ipants designed to reflect the entire religious spectrum in 
America. Clearly, food distribution is a “church-related ac-
tivity.” 
 
The WVFP responded to the needs of the food insecure dur-
ing the COVID-19 pandemic. It provided these services 
when every other food pantry was “shut down.” The pro-
cess for providing these services changed due to COVID-
19 restrictions, which led to a procedure in which clients 
could stay in the cars and receive groceries, rather than a 
“walk-up” service.  
 
However, other than the mode of operation, and the in-
crease is clientele due to the financial strain of the 
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pandemic, the services provided remained the same as they 
were when the pantry first started in 1975. It has been le-
gally operating under the church’s 501(c) designation since 
that time.  
 
More importantly, the newly granted CUP for the construc-
tion of a new building will not “expand” operations (which 
already exist due to a growth in clientele during the pan-
demic). Rather, it will simply move the operation to a more 
convenient and efficient location on the property. It will 
improve the effectiveness of the operation and decrease 
traffic congestion concerns.  
 

8. Procedural irregularity 
in approval process. 

 

i. Nancy McLean (pgs. 2-3) (claims that on 
April 13, 2022, the Neighborhood Coun-
cil included the Food Pantry as Item 8 on 
the agenda but that Joyce Fletcher (the 
Board President) announced that Item No. 
8 was removed from the agenda by order 
of the City Attorney, which, in turn, made 
it impossible for concerned individuals to 
provide comments and, when individuals 
attempted to speak up, they were muted). 
 

ii. Aaron Poladian (pg. 2) (claims that resi-
dents’ concerns were not taken into con-
sideration and that PLUM committee’s 

The Determination Letter did take the Woodland Hills 
Neighborhood Council’s PLUM Committee recommenda-
tions into consideration.  
 
Page 12 of the Determination Letter explicitly references 
and recognizes the PLUM Committee vote to partially sup-
port Phase 1 of the project only for the operation of the 
warehousing of groceries and not for on-site distribution of 
groceries. This recommendation followed three PLUM 
meetings (held on March 3, March 17 and April 7, 2022). 
The Determination Letter also notes that the full board of 
the Woodland Hills Neighborhood Council voted on this 
PLUM motion.  
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recommendations were also not taken into 
consideration). 
 

iii. Deborah Thompson (pgs. 2 and 4) (claims 
that PLUM committee’s recommended 
solutions were not considered). 

 

The WVFP had no involvement with any item being re-
moved from the agenda at the April 13, 2022 Neighborhood 
Council meeting.  According to the Chair of the Neighbor-
hood Council, the decision to remove the item was the re-
sult of a directive of the City Attorney. 
 
More importantly, this procedural circumstance, even if un-
usual, has no impact on the substantive zoning and planning 
issues, nor does it affect any of the determinations or find-
ings made by the Zoning Administrator.  
 

9. Community liaison is 
not sufficient 

 

i. Nancy McLean (pgs. 3-4) (claims that 
community liaison from Church is not 
enough because the Church has ignored 
the concerns of the neighbors and that 
there should be a process implemented so 
that complaints are received by the Neigh-
borhood Council or some other City 
agency, rather than them going to the 
Church). 

 

Appellant McLean mischaracterizes the nature of Condi-
tion No. 18 in the Determination Letter (pg. 3), which spe-
cifically requires that a telephone number and email ad-
dress shall be provided for any complaints or concerns from 
the community. This information must be posted at various 
locations. In addition, the Determination Letter mandates 
that all complaints must be responded to within 24 hours, 
and WVFP must maintain a log of all calls and emails, de-
tailing: 1) the date the complaint was received; 2) the nature 
of the complaint; and 3) the manner in which the complaint 
was resolved.  
 
In at least the past five months, the WVFP has not received 
any calls with complaints regarding trash, homeless “lin-
gering” or noise. 
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In addition, it is not accurate to state that the WVFP has not 
responded to neighborhood concerns. Numerous commu-
nity meetings were held at which potential concerns were 
received and addressed. Moreover, WVFP representatives 
had numerous impromptu meetings with concerned neigh-
bors and had constructive dialogue. The WVFP has shown 
that it cooperates and has adapted its site plans in order to 
address these issues.  
 
Even as noted in Appellant Poladian’s appeal letter (pp. 2-
3), WVFP’s representative Stacey Brenner met with the Po-
ladians at their residence in order to listen to, and address, 
certain concerns. Appellant Poladian incorrectly states that 
the WVFP did not respond to her concern regarding the 
trash enclosure. As a direct response to Appellant Pola-
dian’s concerns, the plans were revised to move the trash 
enclosure to the other side of the parking lot, away from the 
backyard of the Poladian property.  
 

10. Pantry should be 
moved to a commercial 
or industrial zone 

i. Nancy McLean (pgs. 3-4) (claims that 
funds should be used to purchase a ware-
house in a commercial/industrial zone, ra-
ther than in a single-family zoned area). 
 

ii. Aaron Poladian (pg. 2) (claims that oper-
ation should be moved to commercial or 

These suggestions were noted and considered in the Deter-
mination Letter and appropriately rejected. (See DL at Pg. 
14, No. 3, Pg. 14, No. 8, Pg. 16, No. 26.)  
 
The husband of Appellant Deborah Thompson presented 
eight purportedly suitable commercial sites to the Wood-
land Hills Homeowners Association on March 23, 2022. Of 
the eight, seven were within 500 feet of residential housing, 
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industrial zoned area so it does not impact 
homeowners). 

 

so the impact of WVFP on residential neighbors would not 
be reduced, it would simply be given to other neighbors. 
The eighth site fronted on a busy thoroughfare (Sherman 
Way) and was too small to have the on-property nine car 
queuing that the new proposed church site building has.  
 
Moreover, for numerous reasons, these suggestions are im-
practicable and unreasonable, which WVFP representa-
tives are happy to address in more detail at the August 11 
hearing.  
 

11. Project supporters are 
not individuals living 
near Church 

 

i. Aaron Poladian (pg. 2) (claims that pro-
ject supporters are not individuals living 
near Church and will not be impacted by 
the operations of the Pantry). 

 

This accusation is irrelevant. The Determination Letter and 
grant of the CUP were made based upon the appropriate 
municipal codes and guidelines for the Office of Zoning 
Administration and Department of City Planning.  
 
In addition, this accusation is not true. Although there are 
supporters throughout the Valley, many are concentrated in 
the near vicinity of the WVFP as shown by the map below. 
This is an address mapping of residents who registered their 
support for the WVFP building project. 
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More importantly, Appellants refuse to acknowledge that a 
substantial number of WVFP clients live near the WVFP. 
Indeed, approximately 85% of the clients who utilize 
WVFP’s services live within seven miles. Thus, the current 
location is ideally suited to serve the needs of this commu-
nity.   
 

12. LAUSD property con-
cerns 

i. Aaron Poladian (pg. 3) (claims that the 
approval did not take into consideration 
the vacant lot that is currently owned by 
LAUSD and the impact this approval will 
have once the lot has been developed). 

 

This argument is a red herring. WVFP does not control 
LAUSD and has no input into how the vacant land will be 
developed. The fact that LAUSD has delayed making a de-
cision regarding the use of this vacant lot, and has chosen 
to keep it vacant for an unspecified period (which has the 
possibility to attract the unhoused) is not related to the 
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ii. Deborah Thompson (pg. 2) (claims that 
LAUSD has not weighed in on project or 
its impact on their property’s future use 
and development). 

 

WVFP’s mission and services, nor the findings and conclu-
sions in the Determination Letter.  
 
The Determination Letter acknowledged and recognized 
that the WVFP is near the now-vacant lot where the Collins 
Street Elementary School was demolished (DL, Pg. 24.) 
 
Claims that the WVFP has not reached out to LAUSD are 
untrue. In early April 2022, a WVFP representative spoke 
with Mr. Al Graziolo, head of LAUSD asset management. 
Mr. Graziolo stated unequivocally that no part of its Collins 
property could be made available for use by the WVFP.  
 

13. Parking i. Deborah Thompson (pgs. 3 and 4) (claims 
that parking calculations need to comply 
with City Code 12.21A.4 and LADBS 
document P/ZC2020-11; claims that plans 
currently do not include enough parking 
spaces for the size of the building nor the 
number of people who will be working 
and/or volunteering at the Pantry). 

 

The WVFP agrees that all parking requirements should be 
met, and indeed, the Determination Letter expressly re-
quires such compliance: 
  

- DL Pg. 9 (“The applicant shall submit a parking and 
driveway plan to the Los Angeles Department of Trans-
portation (LADOT) for approval.”) 
 
- DL Pg. 11 (“Parking shall be subject to the determi-
nation of the Department of Building and Safety. Any 
off-site parking shall be provided pursuant to the re-
quirements of LAMC Sections 12.21 A.4(g) and 12.26 
E.1 (b). No variance from the parking requirements has 
been granted herein.”) 
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- DL Pg. 20 (conditional use finding: “Parking will in-
crease from 101 parking stalls to 135 stalls (119 re-
quired with new building) and vehicular queuing for 
three cars, with a canopy for pick-up and drop-off of 
the food distribution services.”) 

 
14. Alleged violation of Es-

tablishment Clause 
i. Aaron Poladian (pg. 2) (claims that 

providing funds to the Church for opera-
tion of the Pantry violates the Establish-
ment Clause because the Church is the 
one applying for the CUP and the funds 
will be used to “benefit” the Church). 

 

This objection stems from a fundamental misunderstanding 
of both the facts and the law on this subject. 

 
First, the WVFP does not engage in any religious activity. 
There is no proselytizing, religious instruction, religious re-
quirement to become a client, or any other nonsecular ac-
tivity that takes place at the WVFP. Indeed, the WVFP is 
operated by a coalition of numerous different religions.  

 
Second, Appellant has essentially turned the law on its head 
with respect to how religious institutions are treated when 
seeking approvals and grant funds that are generally avail-
able public benefits.  

 
Appellate Poladian has raised the argument that providing 
funds for the WVFP and approving the project somehow 
“is a direct conflict of the separation of church and state.”  
In essence, Appellate Poladian is asking the City to exclude 
the Church from receiving approvals and grant funds 
simply because it is a religious institution. Courts across the 
country, including the United States Supreme Court, have 
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made clear that this position is in direct violation of the 
United States Constitution.   

 
As recently noted by the United States Supreme Court in 
Carson as next friend of O. C. v. Makin (U.S., June 21, 
2022, No. 20-1088) 2022 WL 2203333, at *5, “we have 
repeatedly held that a State violates the Free Exercise 
Clause when it excludes religious observers from otherwise 
available public benefits.”   

 
In Trinity Lutheran Church of Columbia, Inc. v. Comer 
(2017) 137 S.Ct. 2012 (“Trinity”), the Missouri Depart-
ment of Natural Resources barred a religious school from 
obtaining a state funding grant for the school’s playground.  
By contrast, Missouri had allowed secular private schools 
to obtain state funding grants for their schools’ play-
grounds.  The United States Supreme Court held that Mis-
souri’s law was unconstitutional, stating that the Constitu-
tion “protects religious observers against unequal treat-
ment.”  Id. at 2019 (alterations omitted). In the Trinity 
Court’s description, Missouri’s law reflected an unconsti-
tutional policy of “[n]o churches need apply.” Id. at 2024. 
 
The Trinity Court concluded that “the exclusion of Trinity 
Lutheran from a public benefit for which it is otherwise 
qualified, solely because it is a church, is odious to our 
Constitution all the same, and cannot stand.” Id. at 2025. 
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Here, Appellate Poladian asks the City to exclude the 
Church from receiving approvals and funds simply because 
it is a religious institution. As made clear by the United 
States Supreme Court, this “[n]o churches need apply” 
mindset “is odious to our Constitution.”  Id. 2024-25.   
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The following is the transcribed audio from Jason England’s interview of Edgar from Critter 
Busters on Tuesday 8/9/2022, 11:11AM. This was an impromptu interview on the border 
between Siena at Woodland Hills and the Prince of Peace Episcopal Church. 
 
 
 
• 0:00 - 0:01 - Edgar 
Um, every single day. 
 
 
 
The interview starts here: 
 
• 0:01 - 0:06 – Jason (some over lapping audio) 
Um, okay, so I'm recording. So yeah, of course. I see. Okay. So you're with,. 
 
• 0:06 - 0:07 - Edgar 
Uh, I'm with Critter Busters. 
 
• 0:07 - 0:09 - Jason 
Critter Busters, and you're here. Uh 
 
• 0:09 - 0:27 – Edgar (some over lapping audio) 
So right now we're doing, um, we're just doing, uh, a coyote trappings for two weeks. Uh, we'll be out 
here Monday through Friday. Okay. Um, so when we do the trappings, we're only here Monday 
through Friday, uh, Fridays, we actually take down the traps cuz we don't want to catch anything and 
not be able to, you know, rescue them and take'em out the next day. Right. Um, yeah. 
 
• 0:28 - 0:30 - Jason 
So you put out traps when? 
 
• 0:30 - 0:34 - Edgar 
Yes. So we put out snare traps. Uh, we'll put them out Monday whenever we come out. 
 
• 0:34 - 0:36 - Jason  
So you came, you put them yesterday and you've already caught one. 
 
• 0:36 - 0:48 - Edgar 
And we've already caught one the next day. Yes. Wow. So they work efficiently. Um, like I said, uh, 
right now we put 12 because we found, you know, we'd look for their, their routes and we pick out the 
best, um, spots to put them in. 
 
• 0:48 - 0:50 - Jason 
Well, Did a good job on that one? (pointing at the trapped coyote) 
 
• 0:50 - 0:56 - Edgar 
Yes so yeah, we'll put the best, best spots. Um, and then, like I said, we'll come out each day and 
then we'll continue to re-put them back up. 
 
• 0:56 - 0:59 - Jason 
And then, um, you relocate them. Where do you, where do you take them to? 
 



• 0:59 - 1:11 – Edgar (some over lapping audio) 
Um, so far away. Yeah, we'll put, 'em using a forest or something. Um, so like right now I'll take 'em to 
Castaic (Lake area). Oh, okay. Cause that's the best place to put 'em gives them water, gives them 
the food, but gives them their wilderness as well. Excellent. Um, so yeah,. 
• 1:11 - 1:17 – Jason & Edgar (some over lapping audio) 
So you're thinking they're, they're in this area because of all of the overgrown bushes. 
 
• 1:17 - 1:27 - Edgar 
Here. Yeah, exactly. All the overgrown bushes. And like I said, there is wildlife out here. Sure. You 
can. Uh, but mostly cuz of the overgrown bushes. Yeah. So where it's an easy space for them to hide 
and live.  
 
• 1:27 - 1:34  - Jason 
So, Basically, if they were to trim the bottoms of all of these bushes and they didn't have a place to  
nest, then there'd be. 
 
• 1:34 - 1:35 - Edgar 
A lot better. 
 
• 1:35 - 1:41 - Edgar 
Yes. It would be less likely to have coyotes in this area and, and wildlife in general. 
 
• 1:41 - 1:42 
Yeah. Wildlife in general,. 
 
• 1:42 - 1:45 
You wouldn't have a lot of rabbits nesting because exactly. 
 
• 1:45 - 1:45 
Yeah. 
 
• 1:45 - 1:50 - Jason 
Mm-Hmm all well, that's good to know. Mm-hmm all right. Thank you. And what was your name? 
Edgar 
 
• 1:51 - 1:52 - Edgar 
Nice to meet you, Jason. Well,. 
 
• 1:52 - 1:53 - Jason 
Let's do that. Yeah, there. (fist bump) 
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 August 9, 2022 

BY EMAIL 
 
President Kierking and Members of the  
South Valley Area Planning Commission 
Attn:  Alice Inawat, Commission Exec. Assistant 
E-Mail: apcsouthvalley@lacity.org 

 

Re: 14728 West Calvert Street (ZA-2020-3053-ZV-1A) 
Hearing: August 11, 2022, Item No. 7 

 
Dear President Kierking and Members of the South Valley Area Planning Commission: 

Our firm represents Sean Rastegar, the owner and Applicant of the property located at 
14728 West Calvert Street (the "Property"), in the M2 industrial zone in the San Fernando Valley.  
On May 25, 2022, AZA Jonathan Hershey issued approval for a variance on the Property to permit 
auto repair uses and a CEQA exemption.  However, his approval does not include a spray booth 
for auto uses.  We request that the South Valley Area Planning Commission ("SVAPC") consider 
and approve a variance that includes a fully enclosed existing spray booth at the rear of the building 
that has been certified by SCAQMD (and its predecessor) since the early 1960s.   

The Los Angeles Municipal Code ("LAMC") permits an auto repair use in the M2 zone 
by-right if it complies with certain conditions.  However, in 2007, the City Council adopted 
Ordinance 178382, which states that if the project is within 500 feet of a residential zone, an auto 
repair use requires a conditional use permit, but a spray booth for auto uses requires a variance.  
As a result, all of the existing auto uses with spray booths on Calvert Street in the M2 zone became 
legal non-conforming.  At the time, the Property was used as a woodworking and millwork shop 
with a spray booth, which is still permitted. (C of O, dated 1964)  Now, the Applicant requests to 
change the existing permitted spray booth for millwork to a spray booth for auto repair uses, so it 
can be used with the auto repair use on the Property.  The spray booth use meets all of the findings 
for a variance, as summarized below, and described in detail in the appeal application. 

The code results in practical difficulties and unnecessary hardships inconsistent with its 
intent, because (i) auto repair uses often require on-site painting, and (ii) the Applicant will be 
required to use a competitor's auto spray booth.  This will unnecessarily create more traffic on 
Calvert Street to transfer vehicles between properties, and will unfairly result in a loss of revenue. 

There are special circumstances that do not apply to other property in the same zone and 
vicinity because (i) in 2007, the Applicant's spray booth was used for millwork, while (ii) dozens 
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of spray booths on other Calvert Street properties in the industrial zone were used for auto repair, 
and so were grandfathered as legal non-conforming within 500 feet of residential.  Calvert Street 
and adjacent streets are known as a developed auto repair and auto use industrial area.1 The 
millwork business is no longer profitable and so requires the change of use to remain commercially 
viable.  

The variance is necessary for the preservation and enjoyment of a substantial property 
right or use generally possessed by other property in the same zone and vicinity, because (i) 
dozens of other properties on surrounding streets in the industrial zone were grandfathered for auto 
spray paint booths in 2007, but (ii) the Property had a millwork spray booth at the time and so was 
not grandfathered.  As a result, the Applicant will be required to use its competitor's spray booths 
at a loss or lose the auto repair clients.   

The variance will not be materially detrimental to the public welfare, because (i) the 
spray booth is fully enclosed in the rear of the building, (ii) is located the furthest from the 
residential zone, (iii) currently has SCAQMD certification for auto use, (iv) is an updated state-of-
the-art spray booth by RGI, and (v) has had air quality certification annually since 1964 (VN59282 
/64) to ensure environmental compliance to protect the workers and residential neighbors.  The 
spray booth creates no harm, and is not even visible or known to the public. Also, there is no 
prohibition on a spray booth use for millwork, and so the spray booth could remain for other uses. 

The variance will not adversely affect any element of the General Plan, because the 
Property has a land use designation of Light Manufacturing, and the General Plan finds that 
Industrial land uses are instrumental to a foundation of employment and economic development.  
The General Plan states that efforts must preserve the fragile industrial base in the Valley. 

In summary, basic ethical standards of fairness and equity, in addition to the variance 
findings above, support approving the variance for conversion of a spray booth for millwork to a 
spray booth for auto uses.  This is needed for a viable auto repair use on the Property in an Industrial 
zone known primarily for long standing auto repair and auto related uses.  

 Very truly yours, 
 

 
 
 
SHERI L. BONSTELLE for 
Jeffer Mangels Butler & Mitchell LLP 

 
SLB 
                                                 
1 Eg. Body Shop Custom Paint (14721 Calvert Ave), Legend Auto Repair (14717 Calvert Ave), Arrow Auto Sales 
(14717 Calvert Ave.), Envy Auto Network (14701 Calvert Ave.), Ikar Collision (14732 Calvert Ave.), Bessemer 
Industrial (14725 West Bessemer Street, Auto Repair, ZA-2019-5135-CU), 14710 Calvert (Auto Impound), 14732 
Calvert (Auto Repair/Storage), 14737 Calvert (Auto Body Repair) 
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