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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 
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S CON r= ARY 
SU ~ IISSIONS 



LUNA & GLUSHON   
A Professional Corporation 

     
16255 VENTURA BOULEVARD, SUITE 950   

ENCINO, CALIFORNIA 91436   

TEL: (818) 907-8755      
FAX: (818) 907-8760 

 
February 21, 2023 

 
VIA EMAIL  
 
South Valley Area Planning Commission 
200 N. Spring St. 
Los Angeles, California 90012 
                     

Re: AA-2020-4628-PMLA 
 5031-5033 N. Encino Avenue 

 
Honorable Commissioners: 
 
 As advised in our February 13, 2023 initial submission letter, the 
Appellants, represented by our law firm, and the Applicant, have resolved their 
issues regarding the Project.  
 

Accordingly, at the hearing on February 23, 203, the Appellants and 
Applicant will be jointly requesting that this Commission GRANT the Appeals, 
in part, for the purpose of approving the Revised Parcel Map [attached hereto as 
the new Exhibit A] and imposing the agreed upon conditions of approval set 
forth in the attached Exhibit B. 
 

Thank you again for your consideration. 
 
            Very truly yours, 
 
 LUNA & GLUSHON 
 A Professional Corporation 

       
 ROBERT L. GLUSHON 
 
cc:  Courtney Yellen, Planning Assistant 

  DENNIS R. LUNA 
             (1946-2016) 
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Exhibit B 



Proposed Conditions of Approval 

February 21, 2023 

 

1. The surface of the proposed basketball courts/sports courts shall be of a rubber material 

that minimizes noise impacts to the extent commercially available.  

 

2. Fencing of at least five feet in height shall be installed which shields the basketball 

courts/sports courts from adjacent residential uses and shall be of a material which 

minimizes noise impacts to the extent commercially available.  

 

3. The section of live existing trees abutting the northerly property line shall be retained and 

maintained in good order. 

 

4. All dead trees and branches not being retained shall be removed and replaced. The owner 

agrees to plant wherever needed or missing a row of new 36” boxes of Ficus or similar 

trees, 15-18 feet in height upon planting, not more than three (3) feet apart all along the 

entirety of the north property line. The owner and his successors in interest shall maintain 

such trees. In the event of any need to replace such trees in the future, new trees shall be 

planted which provide an equivalent visual buffer and to protect the privacy of adjacent 

residential uses. 

 

5. The height of each of the ADU’s on each of the parcels shall not exceed one story. 

 

6. There will be only one light on one pole on the north side of the basketball courts/sports 

courts facing to the south and such lighting shall be of such low level that does not create 

any glare or other light impacts on adjacent residential properties. There will be no light 

fixtures installed on the north side of any of the four proposed ADU structures. All other 

outdoor light fixtures installed on the four parcels are to have 2700K color temperature 

rating of soft white. 

 

7. Use of outdoor areas on the site, including the four parcels to be developed, comply with 

all applicable laws including but not limited to the City of Los Angeles noise laws which 

generally provide for no loud noise between the hours of 10:00 pm and 7:00 am, daily. 
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February 22, 2023                            
South Valley Area Planning Commission                       
200 N. Spring St.                           
Los Angeles, California 90012                 

    
Re: AA-2020-4628-PMLA/5031-5033 N. Encino Avenue 

Commissioners: 

 The Encino Property Owners Association (EPOA) represents over 1,000 
residents in the Encino community and has been an advocate for almost 60 
years. 

 Our Board requests that the Commission grant in-part the pending Appeals 
of Sol and Giselle Dunst and Neighborhoods First in order to approve the 
REVISED Parcel Map and conditions agreed to by both the Applicant and the 
Appellants.  In addition, EPOA requests one added condition:  That the Applicant 
preserve the existing trees on the east side of the subject property except as may 
be required by the City for street improvements. 

Thank you again for your consideration. 

 Janie Thompson 

           Vice-President 

 

E POA ENCINO PROPERTY OWNERS ASSOCIATION EST1964 

REPRESENTING ENCINO 
RESIDENTS WITH A POSITIVE 

APPROACH TO ISSUES OF PUBLIC 
SAFETY, ZONING/DEVELOPMENT, 

TRAFFIC, AND QUALITY OF LIFE. 

P.O. Box 260594 
Encino, CA 91426 
info@encinopoa 

OFFICERS 

PRESIDENT 

ROBGLUSHON 
VICE-PRESIDENT 

JANIE THOMPSON 
SECRETARY 

LAURIE KELSON 

BOARD OF DIRECTORS 

JOHN ARNSTEIN 

YOANNA BINDER 

MITCHELL BLOOM 

ERIKA BRUNE 

LESLIE ELKAN 

DANIEL FREEDMAN 

TREASURER KRISTIN GLUSHON 

BETTE JO WEINSTEIN DR. ROBERT KOTLER 
PAST PRESIDENT RYAN LEVEY 

CAROL LEVIN MATTHEW MAY 
RICHARD MIRISCH 
MATT OCHACHER 

MICHAEL PELMONT 

DIANE ROSEN 

SANDRA SEYMOUR 
DONNA STILLO 

PATTI JO WOLFSON 
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Planning APC South Valley <apcsouthvalley@lacity.org>

Case No.: AA-2020-4628-PMLA-1A
Patti Jo Wolfson <pattijowolfson@gmail.com> Wed, Feb 22, 2023 at 5:07 PM
To: courtney.yellen@lacity.org, apcsouthvalley@lacity.org
Cc: Mitch <mitchb@crownassoc.com>

Dear Ms. Yellen,
My name is Patti Jo Wolfson and I live directly across the street from 5031-5033 with
my husband, Dennis Bernstein. 
Our address is 5042 Encino Ave, Encino.

I have read the comments written by Mitch Bloom and agree with all of his thoughtful
suggestions. 
Please seriously consider his email as it is reasonable and in the best interest of our
community. 
I look forward to attending tomorrow's meeting by zoom. 

Thank you for doing your best to continue to make our neighborhood a wonderful place
to come home to. 

With appreciation,
Patti Jo Wolfson

[Quoted text hidden]
--

Patti Jo Wolfson
First they stole our heart, then they stole our bed.
Cell: 818-652-2083

https://www.google.com/maps/search/5042+Encino+Ave,+Encino?entry=gmail&source=g
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Planning APC South Valley <apcsouthvalley@lacity.org>

Re: SCRA/SCNC Comment on Item 7: DIR-2022-1022-SPP-SPPA-WDI-1A
Barry Johnson <bjohnson4166@sbcglobal.net> Thu, Feb 23, 2023 at 1:48 PM
Reply-To: Barry Johnson <bjohnson4166@sbcglobal.net>
To: Mashael Majid <mashael.majid@lacity.org>
Cc: Rob Glushon <rglushon@lunaglushon.com>, Jennifer Saunders <jusaunders88@yahoo.com>, Kristina Kropp
<kkropp@lunaglushon.com>, Alan Dymond <dymondscra34@gmail.com>, Beth Dymond <emdymond45@gmail.com>,
Planning APC South Valley <apcsouthvalley@lacity.org>, Etta Armstrong <etta.armstrong@lacity.org>,
adrineh.melkonian@lacity.org, Jojo Pewsawang <jojo.pewsawang@lacity.org>, Andrea Conant <andrea.conant@lacity.org>,
Eric Lieberman <ericl@qesqms.com>, Nithya Raman <nithya.raman@lacity.org>

Hi Mashael,

While we much appreciate the Applicant's alterations to date, the SCRA as well as the SCNC are still concerned about
two other aspects of this proposal.

1.  The open air patio on the top floor begs to become a restaurant and/or bar down the line... especially with "al fresco"
regulations in flux.  We believe this area should have a roof or the applicant should be barred from this type of use in
today's decision.  Despite being in the front of the building, the sounds from a restaurant/bar or any other type of
gathering on that open area would send sound to the residences across the ally.

2.  There is no need for the front setback to be more than all the other buildings on this block.  It just makes the building
stand out.  Plus, the spirit of Councilmember Raman's Motion to keep sidewalk and street widths constant is exactly what
this is about.  The sidewalks in Studio City on Ventura Boulevard are already 14 feet wide.  This extra sidewalk does
nothing but make us (as a City) look stupid.  Thank God for the Councilmember's Motion !  This principle in this Motion
has been pursued by the SCRA and the SCNC for more than a decade.

Sincerely,

Barry Johnson
SCRA

From: Mashael Majid <mashael.majid@lacity.org>
Sent: Thursday, February 23, 2023 12:00 PM
To: Planning APC South Valley <apcsouthvalley@lacity.org>; Etta Armstrong <etta.armstrong@lacity.org>
Cc: adrineh.melkonian@lackty.org; Jojo Pewsawang <jojo.pewsawang@lacity.org>; Andrea Conant
<andrea.conant@lacity.org>; Eric Lieberman <ericl@qesqms.com>; Kristina Kropp <kkropp@lunaglushon.com>
Subject: CD4 Comment on Item 7: DIR-2022-1022-SPP-SPPA-WDI-1A

 

Dear Commissioner Dierking and Honorable South Valley Area Planning Commissioners,

 

On behalf of Council District 4, we would like to share some thoughts on the proposed Project located at 12218, 12220, &
12222 West Ventura Boulevard (Case No. DIR-2022-1022-SPP-SPPA-WDI-1A). 

 

We were very recently made aware that there has been engagement among various stakeholders for this proposed
project. On separate occasions within the last week, our Office spoke with appealing parties, project planning staff, and
the applicant's representative as part of our due diligence to better understand the scope of the project and community
concerns, most notably associated with height and parking. As it relates to height concerns, through good faith
engagement from the applicant, they have agreed to remove the pitched roof element and move forward with a flat roof,
which would reduce the height from that feature of the project from 33 feet to 30 feet, in accordance with
the Ventura/Cahuenga Boulevard Corridor Specific Plan (Specific Plan) height standards for this area. We understand the
need for three additional feet via the Specific Plan Project Permit Adjustment entitlement request in lieu of the otherwise

mailto:mashael.majid@lacity.org
mailto:apcsouthvalley@lacity.org
mailto:etta.armstrong@lacity.org
mailto:adrineh.melkonian@lackty.org
mailto:jojo.pewsawang@lacity.org
mailto:andrea.conant@lacity.org
mailto:ericl@qesqms.com
mailto:kkropp@lunaglushon.com
https://www.google.com/maps/search/12222+West+Ventura+Boulevard?entry=gmail&source=g


2/23/23, 2:29 PM City of Los Angeles Mail - Re: SCRA/SCNC Comment on Item 7: DIR-2022-1022-SPP-SPPA-WDI-1A

https://mail.google.com/mail/b/ACtqoJIPPkqHRpfJaGbPqRDqId0FuGVFdS-6SabzQiFfq-Q5Hus2/u/0/?ik=1e3528b7f9&view=pt&search=all&permmsgi… 2/2

permitted 30 feet under the Specific Plan in order to accommodate the mechanical elevator that is substantively needed
for accessibility purposes. 

 

The applicant is utilizing a municipal off-street parking facility to provide a majority of parking for the Project, as allowed
under the Specific Plan. We have asked the applicant to work with LADOT to meaningfully investigate the ability to make
that parking free of charge or at a reduced rate for future commercial tenants and their respective visitors so that they are
incentivized to use the facility. 

 

As always, we appreciate working with all of the stated stakeholders and sincerely hope that this Project results in a win-
win situation for everyone involved. We hope this information is helpful as you decide on this matter. 

 

Respectfully, 

Mashael Majid

 

--

Mashael Majid

Planning and Community Development Director

https://councildistrict4.lacity.gov/

 

******
DISCLOSURE: All emails sent to or from this account (including any attachments) are subject to the California Public
Records Act and may be released upon request.

NITHYA 
RAMAN 

Los Angeles 
City Councilmember 
4th District 

https://councildistrict4.lacity.gov/
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Planning APC South Valley <apcsouthvalley@lacity.org>

CD4 Comment on Item 7: DIR-2022-1022-SPP-SPPA-WDI-1A
Mashael Majid <mashael.majid@lacity.org> Thu, Feb 23, 2023 at 12:00 PM
To: Planning APC South Valley <apcsouthvalley@lacity.org>, Etta Armstrong <etta.armstrong@lacity.org>
Cc: adrineh.melkonian@lackty.org, Jojo Pewsawang <jojo.pewsawang@lacity.org>, Andrea Conant
<andrea.conant@lacity.org>, Eric Lieberman <ericl@qesqms.com>, Kristina Kropp <kkropp@lunaglushon.com>

Dear Commissioner Dierking and Honorable South Valley Area Planning Commissioners,

On behalf of Council District 4, we would like to share some thoughts on the proposed Project located at 12218, 12220, &
12222 West Ventura Boulevard (Case No. DIR-2022-1022-SPP-SPPA-WDI-1A). 

We were very recently made aware that there has been engagement among various stakeholders for this proposed
project. On separate occasions within the last week, our Office spoke with appealing parties, project planning staff, and
the applicant's representative as part of our due diligence to better understand the scope of the project and community
concerns, most notably associated with height and parking. As it relates to height concerns, through good faith
engagement from the applicant, they have agreed to remove the pitched roof element and move forward with a flat roof,
which would reduce the height from that feature of the project from 33 feet to 30 feet, in accordance with
the Ventura/Cahuenga Boulevard Corridor Specific Plan (Specific Plan) height standards for this area. We understand the
need for three additional feet via the Specific Plan Project Permit Adjustment entitlement request in lieu of the otherwise
permitted 30 feet under the Specific Plan in order to accommodate the mechanical elevator that is substantively needed
for accessibility purposes. 

The applicant is utilizing a municipal off-street parking facility to provide a majority of parking for the Project, as allowed
under the Specific Plan. We have asked the applicant to work with LADOT to meaningfully investigate the ability to make
that parking free of charge or at a reduced rate for future commercial tenants and their respective visitors so that they are
incentivized to use the facility. 

As always, we appreciate working with all of the stated stakeholders and sincerely hope that this Project results in a win-
win situation for everyone involved. We hope this information is helpful as you decide on this matter. 

Respectfully, 
Mashael Majid

--
Mashael Majid
Planning and Community Development Director
https://councildistrict4.lacity.gov/

******
DISCLOSURE: All emails sent to or from this account (including any attachments) are subject to the California Public 
Records Act and may be released upon request.

NITHYA I LosAngeles 

RAMAN * CityCouncilmember 
I 4th District 

https://www.google.com/maps/search/12222+West+Ventura+Boulevard?entry=gmail&source=g
https://councildistrict4.lacity.gov/
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    February 15, 2023 
 
    Addressed to:     Sent by Email: 
 
    Councilmember Nithya Raman   contactcd4@lacity.org  
    Adrineh Melkonian     adrineh.melkonian@lacity.org  
    Andrea Conant     andrea.conant@lacity.org 
    Geoff Thompson     geoff.thompson@lacity.org 
    Mashael Majid     mashael.majid@lacity.org  
    Meg Healy      meg.healy@lacity.org  
    Emma Taylor     emma.taylor@lacity.org  
 
    
RE: SCNC Board Agenda Item 14 Opposing Case No. DIR-2022-1022-SPP-SPPA-WDI  
 
Dear Councilmember Raman, et al.: 
 
The Board of the Studio City Neighborhood Council (SCNC) opposes Case No. DIR-2022-1022-SPP-SPPA-
WDI at 12218, 12220 and 12222 Ventura Boulevard for      the following reasons: 
 

1. The intent of the Ventura-Cahuenga Corridor Specific Plan's 30-foot height limit on       the southside 
of Ventura Boulevard between Laurel Canyon Boulevard and Whitsett Avenue is to not have 3-story 
buildings. Page 9 of The Planning Department's Determination Letter even states: 

 
"The surrounding properties are developed with one or two-story commercial retail buildings along both 
sides of Ventura Boulevard and single-family dwellings across from the alley at the rear of the property. 
The Ventura/Cahuenga Boulevard Corridor Specific Plan designates the subject property for Community 
Commercial land uses which are a 'focal point for surrounding residential neighborhoods and containing 
a diversity of land uses, such as small offices, retail, cultural facilities, schools and libraries, in addition 
to neighborhood-oriented services' ". 

 
Currently, there are no 3-story buildings on Ventura Boulevard between Vantage Avenue and 
Rhodes Avenue, the block where this 3-story building is proposed. The block is comprised of mainly 
1-story buildings with a few 2-story buildings mixed in. 

 

-E--P'11~lft¼ __ 
STUDIO CITY 
NEIGHBORHOOD COUNCIL 

~l~IPF 
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To say (on Page 12 of the Determination Letter): 
 

"The strict application of the Specific Plan would result in practical difficulties and would render the 
proposed project infeasible", 

 
This is, of course, true, because the Applicant wants to build 3-stories high on a block where there are 
no 3-story buildings to say (on Page 12 of the Determination Letter): 

 
"The Specific Plan's 30-foot height limit is impractical as it would not permit a commercial building 
with sufficient height to accommodate three floors of uses...", 

 
is also true because, again, the Specific Plan's intent is to prevent 3-story buildings on the southside of 
Ventura Boulevard between Laurel Canyon Boulevard and Whitsett Avenue. 

 
To say (on Page 12 of the Determination Letter): 

 
"The development standards are limited by the Specific Plan." YES, that's the 

reason for a Specific Plan in the first place. 

"While appropriate for maintaining a reasonable amount of commercial development in the midst of 
low-density housing". 

 
Yes, single-family homes are directly adjacent to the same subject property alley from Vantage Avenue 
all the way to Whitsett Avenue. 

 
To say (on Page 13 of the Determination Letter): 

 
"The unique design requirements and building characteristics of a commercial building cannot be 
accommodated within the parameters of the Specific Plan regulations, specifically the site's height 
limitations, and without the adjustment, it is impractical and infeasible to build such a building on the 
subject property", 

 
is again, only true because the Applicant wants to build 3-stories high on a block where there are no 3-
story buildings. How is this (on Page 9 of the Determination Letter), a: 

 
"... focal point for surrounding residential neighborhoods..." ? 

 
2. The SCNC opposes the proposed project's "Roof Terrace". This essentially places an open-air 4th 
story on the building, and even though it may be at the front of the building, noise will carry to the 
single-family residences immediately behind the proposed building. 

 
 

3. The SCNC opposes the proposed project's front yard setback of 3 feet, 7 inches. The rest of the 
buildings on this block of the subject property only have an 18-inch setback. There is absolutely no 
need to make this proposed building further stand out  in the crowd with an increased setback. 
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Sincerely, 
 
 
 
 
Scott Mandell. President 
Studio City Neighborhood Council 
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