Case ZA-2018-3419-
ELD-1A continued
from July 17, 2019

West Los Angeles Area

Planning Commission

meeting.



To Owners: O Within a 100-Foot Radius And Occupants:  [J Within a 100-Foot Radius
Within a 500-Foot Radius Within a 500-Foot Radius
O Abutting a Proposed Development Site And: Interested Parties/Others

This notice is sent to you because you own property or are an occupant residing near a site for which an appeal from a Department
action was filed with the Department of City Planning. All interested persons are invited to attend the public hearing where you may
listen, ask questions, and/or present testimony regarding the project. The environmental document, if applicable, will be among the
matters considered at the hearing. The Commission may consider all the testimony presented at the hearing, written communications
received prior to or at the hearing, and the merits of the project as it relates to existing environmental and land use regulations. Please
note that your attendance at the hearing is optional.

Project Site: 1122 South Roxbury Drive; 1112 - 1136 South Roxbury Drive

Case No. ZA-2018-3419-ELD-1A Council No: 5 - Koretz

CEQA No. ENV-2018-3420-CE (Class 32) Related Cases:  ZA-2018-3419-ELD

Held By: West Los Angeles Area Planning Commission

Date: June 192019 JULY 17, 2019 Plan Area: West Los Angeles

Time: After 4:30 P.M. Zone: [QIR3-1-0

Place: Henry Medina West L.A.
Parking Enforcement Facility Plan Overlay: West Los Angeles Transportation Improvement and
2nd Floor, Roll Call Room Mitigation Specific Plan
11214 West Exposition Boulevard Land Use: Medium Residential
Los Angeles, CA 90064

Staff Contact: Michelle Carter, City Planning Associate Applicant: Leonard Rosenblatt, Lenmar Roxbury, LLC
200 North Spring Street, Room 763 Representative:  Daniel Ahadian, nur - Development Consulting

Los Angeles, CA 90012 .
michelle.carter@lacity.org Appellant: Leonard Rosenblatt, Lenmar Roxbury, LLC

(213) 978-1262 Representative:  Jonathan Riker, Ervin Cohen & Jessup, LLC
apcWestLA@Ilacity.org

PROPOSED PROJECT:

The proposed project involves the demolition of four (4) existing two-story residential buildings and associated parking garages and the construction,
use and maintenance of a new 73,482 square foot, four-story eldercare facility with 57 units, with 56 units reserved for Senior Independent Housing,
one (1) unit reserved for Assisted Living Care Housing, and two (2) levels subterranean parking. The project would provide a total of 100 parking
spaces on-site. The project also involves the export of approximately 16,500 cubic yards of soil.

APPEAL:

Appeal of the Zoning Administrator's denial of an Eldercare Facility Unified Permit for an Eldercare Facility with 57 units, with 56 units reserved for
Senior Independent Housing, one (1) unit reserved for Assisted Living Care Housing, and with the following deviations from the LAMC: 1) Allow 57
dwelling units in lieu of the 25 dwelling units stipulated by the Q condition; 2) Allow an increase in building height of 47" in lieu of the 36’ restricted by
the “Q” condition; 3) Allow a front yard setback of 5’ for the center garden, and 12’ for the building along Roxbury Drive in lieu of the required 15’; 4)
Allow a side yard setback of 5’ along Bedford Drive in lieu of the 7’ required for a 4-story building; and 5) Allow balconies on all floors with a 50 square
foot minimum to count towards open space in lieu of the ground-floor only and 150 square foot minimum required by the Q condition.

Puede obtener informacién en Espafiol acerca de esta junta llamando al (213) 978-1300


mailto:apc???@lacity.org

GENERAL INFORMATION

FILE REVIEW - The complete file is available for public inspection between the hours of 8:30 a.m. to 4:00 p.m., Monday through Friday.
Please call or emalil the staff identified on the front page, at least three (3) days in advance to assure that the files will be available. Files
are not available for review the day of the hearing.

AGENDAS AND REPORTS- Commission agendas are posted for public review in the Main Street lobby of City Hall East, 200 N. Main
Street, Los Angeles, California. Commission Agendas are accessible online at planning.lacity.org, by selecting "Commissions & Hearings",
the specific Area or City Planning Commission and “Agendas”. Appeal Recommendation Reports are available on-line seven (7) days prior
to the Commission meeting and are hyperlinked to the case numbers on the agenda. Please note that Appeal Recommendation Reports
are not prepared for appeals related to Zoning Administrator decisions.

Be advised that the Commission may RECONSIDER and alter its action taken on items listed on the meeting agenda at any time during this
meeting or during the next regular meeting, in accordance with the Commission Policies and Procedures and provided that the Commission
retains jurisdiction over the case. If a Commission meeting is cancelled or adjourned due to lack of quorum, all remaining agenda
items shall be continued to the next regular meeting or beyond, as long as the continuance is within the legal time limits of the
case or cases.

TESTIMONY AND CORRESPONDENCE - Your attendance is optional; oral testimony can only be given at the Commission meeting and may
be limited due to time constraints. Written testimony or evidentiary documentation may be submitted prior to, or at the meeting in accordance
to the Commission’s submittal requirements. Commissions function in a quasi-judicial capacity and therefore, cannot be contacted
directly. Any materials submitted to the Commission become City property and will not be returned. This includes any correspondence or
exhibits used as part of your testimony.

REQUIREMENTS FOR SUBMISSION OF MATERIALS - Written materials may be submitted prior to or at the meeting in accordance with
the submittal requirements below. When required, hard copies must be presented on letter size (8 % " x 11") or legal size (8 %2 " x 14")
paper. All oversized exhibits must be folded to fit into a legal-sized folder. Plans (i.e. site plans, floor plans, grading plans) must be presented
on paper size not smaller than ledger size (11" x 17”). The case number must be written on all communications, plans and exhibits.

e  Regular Submissions — Written materials not limited as to volume must be received by the Commission Executive Assistant no later than
by end of business day Monday of the week prior to the week of the Commission meeting. Materials must be delivered electronically to the staff
and commission email identified on the front of this page. In addition, an original plus six (6) copies must be submitted to the Commission
Office directly at 200 North Spring Street, Room 272, Los Angeles, CA 90012 in attention to the Commission Secretariat.

e  Secondary Submissions - All written materials in response to an Appeal Recommendation Report and/or additional comments must be
submitted no later than 48 hours before to the Commission meeting (for Central, South LA and Harbor APCs, materials must be
received no later than by 3:00 p.m., Thursday of the week prior to the Commission Meeting). Submissions, including exhibits, shall not
exceed ten (10) pages and must be submitted electronically to the Commission identified on the front of this notice.

o  Day of Hearing Submissions - Submissions less than 48 hours prior to, and including the day of the Commission meeting, must not exceed
two (2) written pages, including exhibits. Photographs do not count toward the page limitation.

e Non-Complying Submissions -  Submissions that do not comply with these rules will be stamped “File Copy. Non-complying
Submission”. Non-complying submissions will be placed into the official case file, but they will not be delivered to, or considered by the
Commission. The Commission Rules and Operating Procedures are available online at planning.lacity.org by selecting “Commissions &
Hearings” and selecting the specific Commission.

EXHAUSTION OF ADMINISTRATIVE REMEDIES AND JUDICIAL REVIEW - If you challenge these agenda items in court, you may be
limited to raising only those issues you or someone else raised at the public hearing agenized here, or in written correspondence on these
matters delivered to this agency at or prior to the public hearing. If you seek judicial review of any decision of the City pursuant to California
Code of Civil Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 90th day
following the date on which the City's decision became final pursuant to California Code of Civil Procedure Section 1094.6. There may be
other time limits which also affect your ability to seek judicial review.

ACCOMMODATIONS - As a covered entity under Title Il of the Americans with Disabilities Act, the City of Los Angeles does not discriminate
on the basis of disability. The hearing facility and its parking are wheelchair accessible. Sign language interpreters, assistive listening
devices, or other services, such as translation between English and other languages, may also be provided upon written request submitted
a minimum of seven (7) working days in advance to: per.planning@lacity.org. Be sure to identify the language you need English to be
translated into, and indicate if the request is for oral or written translation services. If translation of a written document is requested, please
include the document to be translated as an attachment to your email.
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Planning APCWestLA <apcwestla@lacity.org>

Opposition/Comment from Owner/Occupant Within a 500-Foot Radius - Case No.
ZA-2018-3419-ELD-1A / CEQA No. ENV-2018-3420-CE (Class 32)

1 message

Cherie Lewis <cherie0206@hotmail.com> Sun, Jun 16, 2019 at 2:40 PM

To: "Michelle.Carter@lacity.org" <Michelle.Carter@lacity.org>, "apcWestLA@Iacity.org" <apcWestLA@lacity.org>
Cc: Cherie Lewis <cherie0206@hotmail.com>

Dear Appeal Board of the Department of City Planning of the City of Los Angeles, City Planning
Associate Michelle Carter, and Zoning Administrator of the Department of City Planning of the City
of Los Angeles,

Thank you for the opportunity to file an opposition/comment on the proposed project with a project
site of "1122 South Roxbury Drive; 1112 - 1136 South Roxbury Drive," Los Angeles, California
90035.

| am deeply and firmly opposed to this project, because | think that the project would be
detrimental to my property, the vulnerable populations which frequently visit nearby Roxbury Park,
and the neighborhood taken as a whole.

In my email dated November 24, 2018, | expressed several areas of opposition to this project,
including but not limited to, the requested deviations from the requirements of the Q condition
without sufficient justification or rationale.

Here, | express an additional area of opposition to this project, as follows.

Environmental Hazards to the Vulnerable Populations Which Frequently Visit Nearby Roxbury
Park: Unnecessary Air Pollution and Noise Pollution

The proposed project site is located just a few yards from the Roxbury Park in Beverly Hills, almost
across the street.

Quite a few types of vulnerable populations visit Roxbury Park (hereinafter "the Park") on a

daily basis. These vulnerable populations include, senior citizens, young children, and individuals
with serious medical/health issues. For example, the Park offers a prepared lunch on weekdays
for senior persons, and the Park operates a daycare center on weekdays for young children under
five years old.

Also, the Park offers multiple health-oriented programs for persons with medical issues. Some of
the health-oriented programs are offered in cooperation/partnership with local institutions, including

but not limited to, Cedars Sinai Medical Center (CSMC) and the Cancer Support Community of Los

Angeles (CSLA). Some of these health-oriented programs are regularly held outside on the
grounds of Roxbury Park.

Further, the Park is regularly visited by developmentally disabled adults as part of a program of
Adult Day Care sponsored by the local Etta Israel Center. Many of these developmentally disabled
adults have serious medical issues of a physical nature in addition to their cognitive issues, and
quite a few of them utilize wheelchairs.

https://mail.google.com/mail/b/AH1rexSQhjw-oPQkLc6fuhoRurCRjTw-zt TPql93p7WP2uptRzLE/u/0?ik=9ee8edc75b&view=pt&search=all&permthid=th...
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Finally, the Park is visited every day by children who play on the playground, teenagers who play
basketball and tennis, and dogs who walk with their guardians. The playground, the basketball
courts, the tennis courts, and the open areas for dog walking are some of the few such areas in the
neighborhood. These areas are treasured by local residents, both those who live in Los Angeles
and those who live in Beverly Hills.

Here, the proposed project anticipates building two (2)_levels of subterranean parking_and
exporting_approximately 16,500 cubic yards of soil.

This proposed activity would create unnecessary air pollution and noise pollution for a

lengthy period of months, perhaps years, and would, therefore, constitute an environmental hazard
for the above vulnerable populations: senior persons, young_children under five years of age,
persons with medical issues, and developmentally disabled adults.

The polluted air and noise would make it difficult, if not possible, for the above vulnerable
populations to participate in activities at Roxbury Park, especially outdoor activities.

The air and noise pollution would also make it difficult for persons who seek to utilize the Park's
playground and athletic facilities. The air and noise pollution would make it difficult for persons
who seek to walk their dogs and anyone who seeks to enjoy the trees and natural setting of the
Park.

In brief, the proposed plans for building_subterranean parking would create an unnecessary.
environmental hazard which would detrimentally affect both vulnerable and general populations.

| again express my opposition to this project and hope that the Appeal of the Zoning
Administrator's denial of this object will be upheld.

Thank you.
Cherie S. Lewis, Esq.

1201 Roxbury Drive
Los Angeles, California 90035

dhkkhkhkhhkhhhhhhhhhhhhdhhrhrhhhddiid
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Planning APCWestLA <apcwestla@lacity.org>

ZA-2018-3419-ELD-1A

Judith Friedman <mickeymechaya@gmail.com> Mon, Jul 15, 2019 at 11:57 AM
To: apcWestLA@lacity.org, michelle.carter@lacity.org

Dear Ms. Carter -

As homeowners at 1167 So. Roxbury Derive, Unit #205, Los Angeles, CA 90035, we feel obligated and compelled to
state our opinion on a most important issue; the intended construction across the street from our property. As per your
instructions, we're writing this e-mail to officially express our position regarding the proposed construction of an
inordinately large adult home care/assisting living facility located on South Roxbury Drive in West Los Angeles. In our
opinion, the proposed construction will put an undue burden on the already existing facilities (parking, the local park, the
street-supported traffic, etc.), and significantly increase the present traffic danger associated with existing exaggerated
curve on Roxbury Drive. In addition, our hope is that your office will comply with the current regulations that render the
proposed construction a violation of the present zoning ordinances. If you make the mistake of allowing the petitioning
owner to do as he wishes, you will have simply opened the floodgates for any and all future speculators in the area, and
seriously compromise the confidence we've had in our local government....and that would be a tragedy for all the current
residents in the community. It WAS and IS a lovely residential community, not a commercial environment.

In closing we request and expect your support in this case.
If you have any questions, please feel free to contact us at (310) 699-5235.

Grace Herwit
Judy Herwit Friedman, Trustee

https://mail.google.com/mail/b/AH1rexQ9Js-_GI3NKoAqgWDQDzs4ltaJtNsL7MNEwWNGDIAVJgMJW/u/1?ik=9ee8edc75b&view=pt&search=all&permm... 1/1
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9401 Wilshire Blvd., 9t Floor
Beverly Hills, CA 90212-2974
jriker@ecjlaw.com

PH: 310.281.6378
FX:310.859.2325

July 15, 2019

VIA E-MAIL

Michael Newhouse, President

Lisa Waltz Morocco, Vice President
Esther Margulies, Commissioner
Heather Rozman, Commissioner
Adele Yellin, Commissioner

James K. Williams, Commission Executive Assistant Il
apcwestla@lacity.org

Re: ZA-2018-3419-ELD-1A; 1112-1136 S. Roxbury Drive

Dear Commissioners:

Our law firm represents Lenmar Roxbury, LLC (the “Applicant”), owner of 1112-1136 S.
Roxbury Drive in the City of Los Angeles (the “City”), whose application for an Eldercare Facility
Unified Permit was denied by the Associate Zoning Administrator (“AZA”) on March 22, 2019.
Had the application been approved, it would have allowed construction of a 73,482 sq.-ft., four-
story eldercare facility with 57 units, including 56 units reserved for Senior Independent
Housing and one unit reserved for Assisted Living Care Housing (the “Previous Project”) .

As a result of this denial, the Applicant filed an appeal to allow us the opportunity to
revise the Previous Project so that it could better meet the intent of the City’s Eldercare
Ordinance. After careful consultation with the AZA and City Planning Department staff, the
Applicant is proposing construction of a similarly-sized, 73,482 sq.-ft., four-story eldercare
facility with a revised unit mix of 48 units reserved for Senior Independent Housing and nine (9)
units reserved for Assisted Living Care Housing, as well as additional support facilities and
services for aging residents (the “Revised Project”). These changes are described below in
more detail as well as in the attached plans and renderings. Also, note that none of the
originally-proposed requested deviations from the City’s zoning code have changed.

The Revised Project meets the intent of the Eldercare Ordinance for the following reasons:

e Unit Mix. The revised unit mix addresses the primary reason raised by the AZA for his denial
— that facilities meeting the intent of the Eldercare Ordinance typically include between 5%
and 25% of the units as Assisted Living units when paired with Senior Independent units.
The Revised Project includes approx. 16% of its units as Assisted Living, instead of 2%.
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Services, Facilities and Staff. The Revised Project addresses the second main reason raised
by the AZA for his denial — that on-site services and facilities devoted to serving aging
residents should be expanded and described in more detail. The Revised Project includes
16,989 sq. feet of floor area dedicated to eldercare services and amenities, instead of 8,974
sq. feet originally submitted, and 9,621 sq. feet submitted subsequent to the public hearing
— this is nearly double the amount originally proposed.

Such services and amenities include a grand lounge with expanded community kitchen and
dining tables, yoga/pilates studio and physical therapy room, hydro spa, family visit/quiet
room, medication room, laundry room, respite/staff lounge, residents garden and walking
path/vegetable garden and television and bridge/billiards lounges, among other amenities.
While a significant amount of common area is designated to staff, such as the director’s
office, leasing office, valet office and respite/staff lounge, we anticipate the majority of staff
to be located throughout the facility and in the residents’ rooms for the majority of business
hours.

Additionally, the Revised Project includes direct elevator access from the parking garage to
the Assisted Living units and valet parking for easy access to the facility for guests,
healthcare providers and support staff. A breakdown of these spaces is provided on page
A2.10 of the attached plans, which we will describe in more detail at the upcoming public
hearing.

Consistency with Previously-Approved Projects. The amount of floor area dedicated to
eldercare services and facilities is consistent with other eldercare projects approved by the
City. A thorough survey of Eldercare Facility projects submitted to the City was conducted
and found that out of 14 cases that were submitted and approved, the average percentage
of floor area dedicated to common areas is 29%. However, the majority of these projects
consist of a majority of Assisted Living units with a smaller portion designated for
Alzheimer/Dementia Care. Of the projects that were researched that contain a significant
amount of Senior Independent units, the average percentage of floor area dedicated to
common areas drops to 16%. The Revised Project now includes 23% of the project floor area
dedicated to common areas, well above the average compared to similarly approved

projects.

Economic Feasibility. To address an additional concern raised by the AZA, we have included
an economic analysis to substantiate why the requested deviations from the City’s zoning
code proposed in the Revised Project are necessary to make the project financially feasible.
The economic analysis includes the analysis of two hypothetical Alternative Developments
to determine whether the Revised Project could be financially feasible under two different
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scenarios: if it is fully zoning-compliant, or if it did not conform but relied upon fewer and
/or lesser deviations than are now being requested. The results of the analysis were that
neither of the Alternative Developments are financially feasible, and that the requested
entitlements are necessary to secure construction financing and stable operation for the life
of the project, consistent with market expectations.

(0]

Alternative #1: A By-Right Project

Alternative #1 describes a project that only requests for an Eldercare Facility to be
allowed in the R3 zone and without any of the requested entitlements related to
density, height, open space, or yards. Alternative #1 would yield a return on investment
of 1.96%, well below the 4.5% industry standard.

Alternative #2: Intermediate Project

Alternative #2 describes a project with similar entitlement requests, but only at 38 units
with the same proportional allocation to Senior Independent (32 units) Assisted Living (6
units). As a result of the reduced density, less parking is provided and less open space.
However, Alternative #2 would yield a return on investment of 3.55%, still below the
4.5% industry standard.

Proposed Project

The proposed project, assuming all the requested entitlements are granted, would yield
a return on investment of 5.57%, which is over the target threshold. The primary reason
that the proposed project is the only financially feasible alternative is due to the
inherent operating expenses of running an Eldercare Facility, which are much higher
than typical apartment buildings. A chef is required whether there are 10 occupants, or
100 occupants, as is a specialist to develop activities and programs, instructors to lead
physical therapy classes, a shuttle service to transport the residents, etc... As such, these
facilities require a minimum number of units to justify the intensive minimum operating
expenses. The impacts of these additional units are de minimus to adjacent neighbors
and the nearby community, while providing a much-needed use and ensuring our
communities are multi-faceted and not singular in character.

Thus, a strict application of the land use requlations to the proposed Eldercare Facility would

impose significant practical difficulties on its design, and prevent the facility from being

built. Further details on the Alternatives are provided in the attached Table “A” —
Alternative Project Comparison. We are happy to answer any questions regarding this
analysis at the public hearing.
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Table “A” — Alternative Project Comparison

Development Standard By-Right Intermediate Proposed
Developable Area 16,000 SF 18,200 SF 18,200 SF
# of Stories 3 4 4
Gross Building Area 48,000 SF 72,800 SF 73,482 SF
Residential Building Efficiency 65% 75% 76%
Senior Independent Units 21 32 48
Assisted Living Care Units 4 6 9
Total Units 25 38 57
Subterranean Parking Spaces 40 50 113
Return on Investment 1.96% 3.55% 5.57%
Feasibility Threshold 4.5% 4.5% 4.5%
Feasible? NO NO YES

Conditions of Approval. Also, to ensure that operations of the Revised project are

consistent with the City’s requirements for eldercare facilities and are conducted in a
manner that is compatible with adjacent properties and the surrounding community,
the following Conditions shall be volunteered by the Applicant if the Revised Project is

approved:

1. The facility shall provide assistance with instrumental activities of daily living in the
combinations which meet the needs of residents, including but not limited to
bathing, dressing and grooming, medication, laundry and daily finances;

2. Availability of food service shall be ensured to each resident of the facility, including
three meals per day, if requested by a resident.

3. The facility shall be aware of each resident’s general whereabouts, although the
resident may travel independently in the community;

4. The facility shall monitor the activities of the residents while they are under the
supervision of the facility to ensure their general health, safety, and well-being;

5. The facility shall encourage the residents to maintain and develop their maximum
functional ability through participation in planned activities.

6. The facility’s policy concerning family visits and other communication with resident
clients shall be provided to each resident, and notice shall be conspicuously posted
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in the facility. The facility’s policy concerning family visits and communication shall
be designed to encourage regular family involvement with the resident and shall
provide ample opportunities for family participation in activities at the facility.

7. A monthly programming calendar shall be provided to residents with an events
schedule of various activities such as water aerobics, cooking classes, movie night,
tending to the garden, bridge club, and bingo. For events/activities located offsite,
transportation will be coordinated and arranged by the facility.

8. Yoga/pilates classes shall be available daily to residents of the facility and a limited
number of family members/guests, only, with no additional charge to residents.
Classes will not be open to the general public.

9. Valet parking shall be provided to all guests of the facility, free of charge.

For the reasons stated above and as demonstrated in the attached plans and
renderings, we firmly believe that the Revised Project meets the intent of the City’s Eldercare
Ordinance. Therefore, we respectfully ask you to grant the appeal and approve the Revised
Project.

We appreciate your time and attention to this matter and look forward to answer any
guestions you may have at the upcoming public hearing.

Very truly yours,

Jonathan H. Riker



ROXBURY ELDERCARE - EXTERIOR DAY



ROXBURY ELDERCARE - EXTERIOR CORNER



ROXBURY ELDERCARE - EXTERIOR NIGHT



ROXBURY ELDERCARE - POOL & CENTER COURTYARD



ROXBURY ELDERCARE - POOL, GRAND LOUNGE & COMMON DINING



ROXBURY ELDERCARE - CENTER COURTYARD



ROXBURY ELDERCARE - DETOX BAR @ THE GRAND LOUNGE



ROXBURY ELDERCARE - COMMON DINING @ THE GROUND LOUNGE



ROXBURY ELDERCARE - LOBBY & RECEPTION



ROXBURY ELDERCARE - SOLARIUM



ROXBURY ELDERCARE - PHYSICAL THERAPY, YOGA & PILATES ROOM



ROXBURY ELDERCARE - WALKING PATH & VEGETABLE GARDEN
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