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The project proposes the demolition of the existing two apartment buildings (5-unit and 2-unit)
and the construction of a new six-story, maximum 37,567 square feet, maximum 66.5’ in height,
apartment building consisting of 29 units. Two levels of subterranean parking are proposed
consisting of 47 parking spaces. The project requires a haul route for 14,000 cubic yards of dirt.
One existing Street Tree and 13 non-protected on-site trees will be removed. The project
reserves three (3) units for Extremely Low Income, one (1) unit for Very Low Income, and one
(1) unit for Low Income occupancy for a period of 55 years.

Pursuant to Los Angeles Municipal Code (“‘LAMC”) Sections 12.22 A.31 and 12.22 A.25(qg),
appeals of the entire determination by the Director of Planning in approving a Transit Oriented
Communities Affordable Housing Incentive Program for the project totaling 29 units with base
and additional incentives.

Pursuant to LAMC Section 11.5.7 and 16.50, appeals of the Director of Planning’s Determination
to approve a Project Permit Compliance and Design Review in the Westwood Community
Multiple Family Specific Plan for the project.
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Appeals of a determination by the Director of Planning that the Project is exempt from the
California Environmental Quality Act (CEQA) pursuant to State CEQA Guidelines, Article 19,
Section 15332 (Class 32), and there is no substantial evidence demonstrating that an exception
to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

RECOMMENDED ACTIONS:

1.
2,

5.

Deny the appeals of DIR-2019-277-TOC;

Determine that, based on the whole of the administrative record as supported by the justification
prepared and found in the environmental case file, the Project is exempt from the California
Environmental Quality Act ("“CEQA”") pursuant to State CEQA Guidelines, Article 19, Sections 15332
(Class 32), and there is no substantial evidence demonstrating that any exceptions contained in Section
16300.2 of the State CEQA Guidelines, regarding location, cumulative impacts, significant effects or
unusual circumstances, scenic highways, or hazardous waste sites, or historical resources applies.
Sustain the Director of Planning’s Determination to approve the TOC Affordable Housing Incentive
Program for a project totaling 29 dwelling units, reserving three (3) units for Extremely Low Income, one
(1) unit for Very Low Income, and one (1) unit for Low Income occupancy for a period of 55 years, with
the following incentives:

a. Residential Density. A 70 percent increase in the maximum density to permit a total of twenty-
nine (29) dwelling units, in lieu of 16 units otherwise permitted by the R3 base density;

b. Floor Area Ratio (FAR). A maximum FAR of 3.98 in lieu of 3:1 as otherwise permitted by LAMC
Section 12.21.1 A.1;

c. Residential Parking. Parking for all residential units in an Eligible Housing Development for a
Tier 3 project shall not be required to exceed one-half space per unit;

d. Open Space. A 25 percent reduction in the open space requirement, allowing at least 4,350
square feet in lieu of the 5,800 square feet otherwise required;

e. Open Space. A 25 percent reduction from the Specific Plan's open space location requirement
to allow 56.25 percent (2,447 square feet) of open space to be provided on the ground floor in
lieu of the requirement that 75 percent of open space be provided on the ground floor; allowing
the remaining 43.75 percent (1,903 square feet) of open space to be provided above the ground
floor for a total of 4,350 square feet of open space; and

f. Height. A 22-foot increase in the building height, allowing 67 feet in lieu of the maximum 45 feet
otherwise allowed by the [Q]JR3-1-O zone and Westwood Community Multi-Family Specific Plan.

Sustain the Director of Planning’s Determination approving with conditions a Project Permit Compliance
Review and Design Review for a new six-story, maximum 37,567 square feet, maximum 67’ in height,
apartment building consisting of 29 units over two levels of subterranean parking consisting of 47 parking
spaces.

Adopt the Director of Planning’s Conditions of Approval, Findings, and “Exhibit A.”

VINCENT P. BERTONI, AICP
Director of Planning

o) fulig, Whiokelle Sinh

Falsﬂ

(rgabeth Jallandts Dylan Satzz

Roble, Prlnmpal City P‘I ner Michelle Singh, Senior City Planner

Elizabett{ Gallardo"City Planner Dylagf/Sittig, City Plannidg Associate

dylan.sittig@lacity.org

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be
several other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 273, City
Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are
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given to the Commission for consideration, the initial packets are sent to the week prior to the Commission’s meeting date.
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 agendized herein, or in written correspondence on these matters delivered to this agency at or prior to
the public hearing. 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, and upon request, will provide reasonable accommodation to ensure equal access to
these programs, services and activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or
other services may be provided upon request. To ensure availability of services, please make your request not later than
three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS

APPELLATE DECISION BODY

Pursuant to Section 12.A.31 and 12.22 A.25 of the Los Angeles Municipal Code (“LAMC"),
appeals of Transit Oriented Communities Affordable Housing Incentive Program cases are heard
by the City Planning Commission. Pursuant to Section 12.36 C.4, in the case of appeals of
multiple approvals decided by the Director, the appellate decision of the City Planning
Commission is final and effective as provided in Charter Section 245.

PROJECT SUMMARY

On September 24, 2020, the Director of Planning approved a Transit Oriented Communities/
Affordable Housing Incentive Program Compliance Review for a project totaling 29 dwelling units,
reserving three (3) units for Extremely Low Income, one (1) unit for Very Low Income, and one
(1) unit for Low Income occupancy for a period of 55 years, with base incentives and three (3)
additional incentives for a reduction of required open space, modification of open space location
requirements, and an increase in building height.

The project proposes the demolition of the existing two apartment buildings (5-unit and 2-unit)
and the construction of a new six-story, maximum 37,567 square feet (FAR of 3.98:1), maximum
67’ in height, apartment building consisting of 29 units. Two levels of subterranean parking are
proposed consisting of 47 parking spaces. The project requires a haul route for 14,000 cubic
yards of dirt. One existing Street Tree and 13 non-protected on-site trees will be removed. At least
three new Street Trees will be planted. There are no protected trees on the subject site or the
adjacent public right-of-way. The approved project plans are provided in Exhibit “A”; the Director’'s
Determination is provided in Exhibit “B”; and the environmental clearance under Case No. ENV-
2019-278-CE is provided in Exhibit “C” herein.

The appeal period ended on October 9, 2020. On October 2, 2020, an adjacent property owner
filed one appeal. On October 9, 2020, a second appeal was filed by an adjacent property owner
and a concerned member of the community; and a third appeal was filed by a tenant in an adjacent

property.
BACKGROUND

Subject Property

The subject site is located in the Westwood Community Plan, at 1427-1433 Greenfield Avenue, and
occupies two regularly shaped and flat lots, between Ohio Avenue and the City of Los Angeles
Westwood Park parking lot. The project site consists of two contiguous lots with approximately 100
feet of frontage along the west side of Greenfield Avenue located near the intersection of Greenfield
Avenue and Ohio Avenue. The site is currently improved with two individual two-story apartment
buildings built in 1940 (5 units at 1427-1429 S. Greenfield Ave.) and 1935 (1431-1433 S. Greenfield
Ave.) (see site photos in Exhibit “D”), The existing multi-family structures are proposed to be
demolished. One existing Street Tree and 13 non-protected on-site trees will be removed. At least
three new Street Trees will be planted. There are no protected trees on the subject site or the
adjacent public right-of-way. There are no known designated historic resources or cultural
monuments on the subject site.
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Zoning and Land Use Designation

The site is located within the Westwood Community Plan, which designates the site for Medium
Residential land uses with R3 as the corresponding zone. The subject site is zoned [Q]R3-1-0O,
with a Height District No. 1 limitation that restricts building height to 45 feet and FAR to 3:1. The
Q condition was established through Ordinance 163,186 and requires that all projects with two or
more units be subject to review by the Westwood Community Design Review Board. The “O”
suffix in the [Q]R3-1-O zone is a supplemental use district which indicates an Oil Drilling District
where the drilling of oil wells or the production from the wells of oil, gases or other hydrocarbon
substances may be permitted. The project site is in the Westwood Community Multi-Family
Specific Plan, Westwood Community Design Review Board Specific Plan, and the West Los
Angeles Transportation Improvement and Mitigation Specific Plan (WLA TIMP). The Westwood
Community Design Review Board is required to review projects and make recommendations to
the Director of Planning for projects within their jurisdiction. In addition, the project is within a Tier
3 designation of the Transit Oriented Communities Program. Pursuant to LAMC Section 12.22
A.31 and the TOC Guidelines, the applicant requests a Transit Oriented Community Compliance
Review.

Surrounding Uses / Transit

The project abuts [Q]R3-1-O zoned properties, which are developed with two, three, and four-
story multi-family and single-family residences. The project site is approximately 253 linear feet
from a property owned by the Department of Water and Power and zoned [Q]PF-1XL-O. To the
north, Greenfield Avenue terminates into a parking lot serving the City of Los Angeles Westwood
Park which is zoned OS-1XL and occupies over 17 acres with sports and recreation activities.

The subject site is located within 2,640 feet of the future Metro “D” (Purple) Line-Westwood/UCLA
Station, and is eligible as a Tier 3 development in the Transit Oriented Communities Affordable
Housing Incentive Program Guidelines, as indicated on the Updated TOC Referral Form dated
July 30, 2020.

Transit Oriented Communities

Pursuant to the voter-approved Measure JJJ, Los Angeles Municipal Code (LAMC) 12.22-A.31
was added to create the Transit Oriented Communities (TOC) Affordable Housing Incentive
Program (TOC Program). The Measure requires the Department of City Planning to create TOC
Affordable Housing Incentive Program Guidelines (TOC Guideline) for all Housing Developments
located within a ¥z -mile (or, 2,640-foot) radius of a Major Transit Stop. These Guidelines provide
the eligibility standards, incentives, and other necessary components of the TOC Program
consistent with LAMC 12.22-A.31.

A qualifying TOC Project shall be granted Base Incentives with regard to increased residential
density, increased floor area ratio, and reduced automobile parking requirements. In addition to
these Base Incentives, and eligible project may be granted Additional Incentives with regard to
yards and setbacks, open space, lot coverage, lot width, averaging, density calculation, height,
and developments in public facility zones. Up to three (3) Additional Incentives may be granted in
exchange for providing the requisite set aside of affordable housing as enumerated in the TOC
Guidelines.

The subject site is located within 2,640 feet of the future Metro “D” (Purple) Line-Westwood/UCLA
Station, and is eligible as a Tier 3 development in the Transit Oriented Communities Affordable
Housing Incentive Program Guidelines, as indicated on the Updated TOC Referral Form dated
July 30, 2020. Tier 3 Base Incentives require On-Site Restricted Affordable Units at the rate of
10% for Extremely Low Income, 14% for Very Low Income, or 23% for Low Income, of the total
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number of units. Three Additional Incentives may be granted for projects that include at least 11%
of the base density for Extremely Low Income Households, at least 15% of the base density for
Very Low Income Households, or at least 30% of the base density for Low Income Households.
Therefore, as the project will set aside three units for Extremely Low Income Households (18.75%
of the 16 base number of dwelling units), the project is entitled to three (3) Additional Incentives.

Tier 3 Base Incentives:

a. Density. The R3 Zone establishes a by-right density of one dwelling unit per 800 square

feet of lot area. The project site consists of two (2) lots totaling approximately 13,500.2
square feet. The Los Angeles Municipal Code allows 16 units by-right (13,500.2 / 800),
however, the TOC Guidelines round base density up to the next whole number, 17. The
project is entitled for a 70 percent density increase for a maximum of 29 units. The project
is proposing 29 units.

Floor Area Ratio. The R3 zone establishes a by-right FAR of 3:1. As an Eligible Housing
Development in TOC Tier 3, the project is eligible for a 50% increase in FAR, for a
maximum of 4.5:1 FAR.

Parking. As an Eligible Housing Development in Tier 3, the project shall not be required
to exceed one-half space per unit. The project is required to provide 15 parking spaces
under the TOC incentive and is providing 47 spaces.

Tier 3 Additional Incentives:

a. Open Space. As an Eligible Housing Development in Tier 3, the project is entitled to a 25

percent reduction from the Westwood Community Multi-Family Specific Plan open space
requirement, allowing 4,350 square feet in lieu of the 5,800 square feet otherwise required.

Open Space. As an Eligible Housing Development in Tier 3, the project is entitled to a 25
percent reduction from the Westwood Community Multi-Family Specific Plan open space
requirement, that 75% of the open space be provided on the ground floor. The project
provides more than 56.25% (2,541 square feet) of open space on the ground floor and
less than 43.75% (1,906 square feet) of open space above the ground floor.

Height. As an Eligible Housing Development in Tier 3, the project is entitled to up to 22
additional feet in height, allowing 67 feet in lieu of the 45 feet otherwise allowed by the
Westwood Community Multi-Family Specific Plan and [Q]R3-1-O Zone.

The table below provides a summary of the relevant and underlying LAMC and Westwood
Community Multi-Family Specific Plan provisions for the subject property and requested TOC

Base and Additional Incentives:

Incentives Specific Plan TOC Guidelines Proposed
Density 16 units 29 units (70% increase) 29 units
FAR 3.0 4.5 (50% increase) 3.98
Residential 75 15 (.5 spaces per unit) a7
Parking Spaces
Open Space 5,800 sf 4,350 sf (25% reduction) 4,447 sf
Ground Floor | 3,262.5 sf 2,447 sf (25% reallocated to | 2,541 sf
Open Space above ground floor)
Height 45’ 67’ (Two stories up to 22") 66.5’'
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Housing Replacement

Pursuant to the Determination made by the Los Angeles Housing and Community Investment
Department (HCIDLA) dated January 25, 2019, AB 2556 determined seven (7) units are subject
to replacement with equivalent type, with two (2) units restricted to Extremely Low Income
Households, two (2) units restricted to Very Low Income Households, one (1) unit to Low Income
Households. For the (2) remaining units presumed to have been occupied by an above-lower
income person or household, as permitted by California Government Code Section
65915(c)(3)(C)(ii), the City has opted to require that those units be replaced in compliance with
the City’'s Rent Stabilization Ordinance (RSO). All the new units may be subject to RSO
requirements unless an RSO Exemption is filed and approved by HCIDLA’s RSO Section. This
determination is provisional and subject to verification by the RSO Section. Replacement housing
units required per this section may also count towards other On-Site Restricted Affordable Units
requirements, but in no case shall the project provide less than the required affordable units per
the TOC Guidelines Section 1V.5(c) for three Additional Incentives. The project satisfies the TOC
Affordable Housing requirement by providing three (3) units for Extremely Low Income, one (1)
unit for Very Low Income, one (1) unit for Low Income, and two (2) units compliant with the City’s
Rent Stabilization Ordinance (RSO). This is reflected in the Conditions of Approval.

Public Correspondence

Over 40 letters and emails were received in opposition of the proposed project. The primary
concerns included the project’s height, density, traffic and parking impacts, and neighborhood
compatibility among other concerns. A neighborhood petition with approximately 85 signatures
was submitted in opposition to the project. A local housing advocacy group submitted a letter in
support of the project. For all public correspondence, see “Exhibit F.”

APPEAL ANALYSIS

Three (3) appeals were filed in a timely manner within the appeal period ending October 9, 2020
by abutting property owners and tenants. The appellants include:

A Rouslan Boundine

B Bruce Shapiro and Oren Lavee, represented by Kathleen R. Unger, Advocates for the
Environment

C Peter Leininger

The following is a summary of the appeal points and staff's response. The full appeal justifications
are provided in Exhibit “E.” Appeal points are organized by appeal point topic (1, 2, 3, etc.) and
then by appellant (A, B, C). Similar appeal points are grouped for staff response.

APPEAL POINT 1: TREE REMOVAL

Appeal Point 1-A:  The proposed project requires the removal of a tree along a shared
property line. The approval of the project should stipulate the removal of
the tree should be subject to an agreement by neighbors.

Staff Response: There are thirteen (13) Non-Protected Significant Trees with a DBH (Diameter at
Breast Height) of 8 inches or greater on the site. There are no protected trees on site. The 13
trees will be impacted by construction and are recommended for removal and replacement to the
satisfaction of the City of Los Angeles Urban Forestry Division of the Bureau of Street Services.
On July 7, 2020 the applicant provided a letter from a Landscape Architect and Horticulturist
discussing the need for the project to remove atree located on the site along the southern property
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line with a neighbor due to the instability of the tree and the construction plans; the tree is not a
protected tree.

The approved landscape plan includes the code required replacement trees and demonstrates
conformance with the Westwood Community Multi-Family Specific Plan’s landscaping
requirements. The on-site replacement trees include: 1 Dragon Tree, 3 Oliver Trees, 16 Hankel's
Yellowwood, 8 Fern Pines, and 6 Pink Melaleuca. In the area where this tree will be removed,
Fern Pines will line the rear property line and California Grey Rush will line the side property line.
The Fern Pines are proposed to be grown as hedges and can grow up to 40 feet in height if not
maintained at a shorter height. California Grey Rush is a bush that can grow up to 3 feet in height.

The subject tree trunk is on the project site as shown in the July 7, 2020 Landscape Architect
letter included in “Exhibit G.” The owner of the lot has the authority to remove the tree pursuant
to proper replacement as conditioned in the Director's Determination and described on the
approved landscape plan.

APPEAL POINT 2: PUBLIC INPUT AND DESIGN REVIEW BOARD PROCESS

Appeal Point 2-B:  The Westwood Neighborhood Council considered a motion to support the
Project and did not approve that motion. The Westwood Community Design
Review Board’s motion to approve the Project failed to pass.

Appeal Point 2-C: | believe that the decision-maker erred or abused their discretion by not
considering comments opposing the increased density from neighbors.

Staff Response: The Neighborhood Council did not provide a comment on the project and, since
they are recommending body, an approval from the Neighborhood Council is not required. The
proposed project was reviewed in accordance with the Design Review Board (DRB) and Specific
Plan procedures of the Los Angeles Municipal Code Sections 11.5.7 and 16.50. The Project was
presented to the DRB at Public Hearings on March 6, 2019, July 17, 2019, May 6, 2020, and July
15, 2020. Over the multiple DRB meetings, the applicant responded to comments from the public
and the DRB and in response, modified the proposed project based on those comments.
However, at the DRB meeting on July 15, 2020, the DRB failed to act on a motion to approve the
project with conditions. Pursuant to the procedures laid out in LAMC Section 16.50 E.3(c), “in the
event the design review board fails to act on an application within the time limits specified in this
section, the application shall be immediately referred without recommendation to the Director for
determination.”

The voter-approved Measure JJJ, Los Angeles Municipal Code (LAMC) 12.22-A.31 was added
to create the Transit Oriented Communities (TOC) Affordable Housing Incentive Program (TOC
Program). As described in the Project Background section, the project is eligible as a Tier 3
development in the Transit Oriented Communities Affordable Housing Incentive Program
Guidelines, as indicated on the Updated TOC Referral Form dated July 30, 2020. The project is
eligible for the following Tier 3 Base Incentives a 70 percent increase in density, up to a 50 percent
increase in Floor Area, and a reduction in residential parking requirements, which are granted by-
right for eligible TOC projects. Pursuant to the TOC Guidelines, the project is eligible for, and has
been granted three Tier 3 Additional Incentives to construct the proposed project. As detailed in
the Letter of Determination, “Exhibit B,” the project substantially complies with the applicable
regulations, findings, standards, and provisions of the Specific Plan and is consistent with the
TOC Guidelines. For additional analysis, see Appeal Points 6 and 7.
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APPEAL POINT 3: AFFORDABLE HOUSING REPLACEMENT

Appeal Point 3-B:  The Project will result in a net loss of affordable housing. The Project site
currently has seven affordable units. The Project is required to include five
affordable housing units, but the other 24 units will be predominantly large
two- and three-bedroom, high-rent apartments.

Appeal Point 3-C:  There are currently 7 affordable units on the subject property. The Approval
calls for only 5 affordable units. As such, a decrease in the affordable
housing stock. The remaining 25 Units are planned as high-priced, luxury
apartments. | believe that the decision-maker erred or abused their
discretion by not considering that the number of expensive rental
apartments overwhelms the supposed benefit of 5 affordable units.

Staff Response: The TOC Guidelines require a Housing Development to meet any applicable
housing replacement requirements of California Government Code Section 65915(c)(3), as
verified by the Department of Housing and Community Investment (HCIDLA) prior to the issuance
of any building permit. Pursuant to the AB 2556 Determination made by HCIDLA dated January
25, 2019 (“Exhibit 1), determined seven (7) units are subject to replacement with equivalent type,
with two (2) units restricted to Extremely Low Income Households, two (2) units restricted to Very
Low Income Households, one (1) unit to Low Income Households. There are no covenanted
affordable units currently on the site; the seven units currently on the site are subject to the Rent
Stabilization Ordinance. Based on HCIDLA'’s determination letter:
“No income documents were provided for these unit(s). Pursuant to AB 2556, where
incomes of existing or former tenants are unknown, the required percentage of affordability
is determined by the percentage of extremely low, very low, and low income rents in the
jurisdiction as shown in the HUD Comprehensive Housing Affordability Strategy (CHAS)
database. At present, the CHAS database shows 31 % Extremely Low (Below 31 % Area
Median Income [AMI]), 19% Very Low ([31 % to 50% AMI]), and 18% Low ([51 % to 80%
AMI]) renter households for Los Angeles (for a total of 68%). The balance of these unit(s)
(i.e. 32%) are presumed to have been occupied by persons and families above-lower
income.”

Regarding the relationship of Affordable Units and the Rent Stabilization Ordinance (RSO), the

HCIDLA Determination Letter states:
“Pursuant to CHAS, five (5) unit(s) need to be replaced with equivalent type, with two (2)
units restricted to Extremely Low Income Households, two (2) units restricted to Very Low
Income Households, and one (1) unit to Low Income Households. For the two (2) remaining
units presumed to have been occupied by an above-lower income person or household, as
permitted by California Government Code 865915(c)(3)(C)(ii), the City has opted to require
that those unit(s) be replaced in compliance with the City's Rent Stabilization Ordinance
(RSO).

“Please note that all the new units may be subject to RSO requirements unless an RSO
Exemption is filed and approved by the RSO Section. This determination is provisional and
subject to verification by the RSO Section.”

Replacement housing units required per AB 2556 may also count towards other On-Site
Restricted Affordable Units requirements, but in no case shall the project provide less than the
required affordable units per the TOC Guidelines Section 1V.5(c) for three Additional Incentives.
The project satisfies the TOC Affordable Housing requirement by providing three (3) units for
Extremely Low Income, one (1) unit for Very Low Income, one (1) unit for Low Income, and two
(2) units compliant with the City’'s Rent Stabilization Ordinance (RSO). This is reflected in the
Conditions of Approval.
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APPEAL POINT 4: PROXIMITY TO PUBLIC TRANSIT

Appeal Point 4-B:  The Project claims Tier 3 Transit Oriented Communities (TOC) Affordable
Housing Incentive Program eligibility based on distance to a Major Transit
Stop, but the parcel does not conform to the 1/2-mile distance requirement
from a Metro Rail Station; Google Earth calculates the distance to exceed
2,640-feet.

Staff Response: The TOC Guidelines, adopted September 22, 2017 and amended on February
26, 2018, establish a tier-based system with varying development bonuses and incentives based
on a project’s distance from different types of transit. The largest bonuses are reserved for those
areas in the closest proximity to significant rail stops or the intersection of major bus rapid transit
lines. Required affordability levels are increased incrementally in each higher tier. Tier three
incentives are available to projects located with 2,640 feet of a Metro Rail Station.

The Metro Westwood/UCLA station is part of Section 3 of the “D” (Purple) Line extension project,
currently planned to open in 2027. According to Metro’s Website, the:
“Westwood/UCLA station box will be located under Wilshire Bl between Veteran Av and
Westwood BI. ...The main station entrance will be located to the west of Gayley Av, which will
be equipped with stairs, escalators, elevators and bicycle parking. Other entrance(s) are also
under consideration and development.”
According to Chart 1 of the TOC Guidelines, “distance is measured from the closest point on any
lot to the entrance(s) of a rail transit station.”

Prior to intake of the case, Planning Staff reviewed and verified the project’s application materials
which confirms that the project site is 2,475 feet from the future station. Therefore, the subject
site is located within 2,640 feet of the future Metro “D” (Purple) Line-Westwood/UCLA Station,
and is eligible as a Tier 3 development in the Transit Oriented Communities Affordable Housing
Incentive Program Guidelines, as indicated on the Updated TOC Referral Form dated July 30,
2020.

APPEAL POINT 5: TOC INCENTIVES RELATIONSHIP TO SPECIFIC PLANS

Appeal Point 5-B:  Gov. Code § 65455 states that “no zoning ordinance may be adopted or
amended within an area covered by a specific plan unless it is consistent
with the adopted specific plan.” The City’s Transit Oriented Communities
Affordable Housing Incentive Program is contained in Los Angeles
Municipal Code (LAMC) § 12.22 A.31 and constitutes a zoning ordinance.
The Westwood Community Multi-Family Specific Plan (MF Plan) requires
that the Project provide 200 square feet of open space per dwelling unit:
5,800 square feet for 29 units. (MF Plan § 6.A.1.) The TOC incentives
purport to override the Specific Plan requirements for density, height, and
open space, including the height, parking, and open-space requirements in
MF Plan 88 5 and 6.A. To the extent TOC incentives are inconsistent with
the Specific Plan’s requirements, they violate Gov. Code 8§ 65455 and
cannot be applied to the Project.

Staff Response: As provided in the Director’s Determination (Exhibit B) and Project Background,
the project is located in the Westwood Community Plan, the Westwood Community Multi-Family
Specific Plan, the Westwood Community Design Review Board Specific Plan, and the West Los
Angeles Transportation Improvement and Mitigation Specific Plan (WLA TIMP, Ordinance
186,105 and 186,108). The Westwood Community Plan designates the site for Low Medium I
Residential land uses with a zoning designation of [Q]R3-1-O. The Q condition on the project site




DIR-2019-277-TOC-DRB-SPP-1A A-8

was enacted through Ordinance 163,187 and requires that all projects with two or more units be
subject to review by the Westwood Community Designh Review Board. The subject site is located
within 2,640 feet of the future Metro “D” (Purple) Line-Westwood/UCLA Station, and is eligible as
a Tier 3 development in the Transit Oriented Communities Affordable Housing Incentive Program
Guidelines, as indicated on the Updated TOC Referral Form dated July 30, 2020.

Pursuant to the voter-approved Measure JJJ, Section 12.22- A,31 was added to the Los Angeles
Municipal Code to create the Transit Oriented Communities (TOC) Affordable Housing Incentive
Program (TOC Program). In cases where Base or Additional Incentives are permitted for a project
under the TOC Guidelines, the incentives shall be based off the otherwise allowable development
standards for the property found in the Specific Plan. The project is eligible for the following Tier
3 Base Incentives a 70 percent increase in density, up to a 50 percent increase in Floor Area, and
a reduction in residential parking requirements, which are granted by-right for eligible TOC
projects. Pursuant to the TOC Guidelines, the project is eligible for, and has been granted three
Tier 3 Additional Incentives to construct the proposed project.

The proposed project was reviewed in accordance with the DRB and Specific Plan procedures of
the Los Angeles Municipal Code Sections 11.5.7 and 16.50. As detailed in length in the Letter of
Determination, “Exhibit B,” the project substantially complies with the applicable regulations,
findings, standards, and provisions of the Specific Plan and is consistent with the TOC Guidelines.
For additional analysis, see Appeal Points 6 and 7.

APPEAL POINT 6: OPEN SPACE INCENTIVES

Appeal Point 6-B:  The Director’s Determination states that the Project has been granted three
Tier 3 Additional Incentives, including a 25% reduction from the Westwood
Community Multi-Family Specific Plan open space requirement that 75%
of the open space be provided on the ground floor. The TOC Guidelines
provide a list of Additional Incentives that may be granted to an eligible
project: yard/setback; open space (this is the separate Additional Incentive
allowing a reduction in the amount of open space); lot coverage; lot width;
averaging of floor area ratio, density, parking or open space, and permitting
vehicular access; density calculation; height; and public facilities. There is
no listed Additional Incentive allowing the location of required open space
to be shifted away from the ground floor. This incentive was improperly
granted.

Appeal Point 6-C(1): Open Space provides the essential habitat needed for the continued
existence of native plants and wildlife, and as a visual buffer is purposeful
in thoughtful building design. Open Space is reduced by applicant’s request
for applying Additional Incentives that reduce total open space by 25%, and
an additional 25% reduction of the 75% open space required on the ground
floor. This creates too much building, and promotes increased square feet
of building —which exacerbates density, FAR, congestion, etc.

Appeal Point 6-C(2): The reduced open space was not considered by any Environmental Impact
Report or Finding.

Staff Response: The subject site is eligible as a Tier 3 development in the Transit Oriented
Communities Affordable Housing Incentive Program Guidelines, as indicated on the Updated
TOC Referral Form dated July 30, 2020. The form also verifies that the project is eligible for, and
has been granted three (3) Tier 3 Additional Incentives to construct the proposed project for a
reduction of required open space, a modification of open space location requirements, and an
increase in building height.
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TOC Guidelines Section VII states, “in addition to the Base Incentives above, an Eligible Housing
Development may be granted Additional Incentives by following the procedures in LAMC 12.22
A.25(g)(2).” Additionally, the Open Space incentive in TOC Guideline Section VII 1.b refers to
LAMC 12.22 A.25(f)(6), which reads:
“Up to 20% decrease from an open space requirement, provided that the landscaping for the
Housing Development Project is sufficient to qualify for the number of landscape points
equivalent to 10% more than otherwise required by Section 12.40 of this Code and Landscape
Ordinance Guidelines “O".”
The LAMC does not state that the 20% Open Space incentive is restricted to a reduction of the
total amount of open space required, rather it states that that there can be a “decrease from an
open space requirement.” Thus, an open space incentive can be for a decrease of any design
standard requirement imposed upon Open Space. Additionally, the TOC Guidelines stipulate that
the percentage of increase or decrease in the development standards may vary by Tier as follows,
and shall be used in lieu of those listed in LAMC 12.22 A.25(f). For a qualifying Tier 3 project, the
percentage would be 25%.

Section 6.A.1 Open Space of the Specific Plan requires 200 square feet of open space per unit
for R3 Zones, of which a minimum of fifty percent shall be landscaped and 75 percent shall be
located on the ground floor. The TOC Guidelines’ open space incentive supersedes the
Westwood Community Multi-Family Specific Plan open space standards. In Tier 3 areas, the TOC
incentive for open space allows a 25 percent reduction from the Westwood Community Multi-
Family Specific Plan open space requirement, allowing 4,350 square feet in lieu of 5,800 square
feet otherwise required. In Tier 3 areas, the TOC incentive for open space allows a 25 percent
reduction from the Westwood Community Multi-Family Specific Plan open space requirement that
75% of the open space be provided on the ground floor. The project provides more than 56.25%
(2,541 square feet) of open space on the ground floor and less than 43.75% (1,906 square feet)
of open space above the ground floor.

The record does not contain substantial evidence that would allow the Director to make a finding
that the requested incentives are not necessary to provide for affordable housing costs per State
Law. There is no evidence in the record that the proposed incentives will have a specific adverse
impact. A “specific adverse impact” is defined as, “a significant, quantifiable, direct and
unavoidable impact, based on objective, identified written public health or safety standards,
policies, or conditions as they existed on the date the application was deemed complete” (LAMC
Section 12.22.A.25(b)).

The Open Space and all other incentives were considered in the environmental review for the
project. The Director of Planning determined, based on the whole of the administrative record,
that the Project is exempt from CEQA pursuant to State CEQA Guidelines, Article 19, Section
15332 (Class 32) and there is no substantial evidence demonstrating that an exception to a
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. The appeal
contains no substantial evidence contradicting the environmental determination by the Director of
Planning. See also, Appeal Point 10. As detailed in the Letter of Determination, “Exhibit B,” the
project substantially complies with the applicable regulations, findings, standards, and provisions
of the Specific Plan and is consistent with the TOC Guidelines.

APPEAL POINT 7: HEIGHT, FAR, DENSITY INCENTIVES

Appeal Point 7-B:  The Project will negatively impact the community and the environment. It is
out of scale with the street and neighborhood. The Project’s two stories of
subterranean parking and six stories aboveground make it an eight story
building project, on a block where there is only one building with
subterranean parking and where most buildings do not reach the 45-foot
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height limit. The project will block sunlight, cast shadows, and have a
negative effect on adjacent properties’ privacy. The Project represents a
massive increase in density compared to the existing use of the site and
neighboring multifamily buildings. During a pandemic, increasing density
this greatly poses a public health risk. The Project will cause significant
health, safety, and public welfare issues, as well as environmental impacts.
A petition in the immediate neighborhood received 73 signatures within two
weeks, showing the neighborhood overwhelmingly opposes the project.

Appeal Point 7-C(1): LA City R3 Zoning allows FAR = 3:1. The proposed FAR = 3.98 permits
33% more than what is precedent. | am opposed to the 33% increase that
allows more units, more bedrooms, more people, more vehicles, more
congestion. That allows enlarged market-rate rentable square feet for
luxury apartments. | believe that the decision-maker erred or abused their
discretion by not considering that the increased FAR primarily serves to
enrich the developer at the expense of the neighborhood.

Appeal Point 7-C(2): LA City R3 Zoning allows building to 45’-0” Maximum Height. Many on this
short, dead-end block are less than 45°-0”. The increased height allowance
permits the proposed to dwarf neighbor buildings, diminishing natural light,
ventilation and privacy. | am aggrieved by the approval of increased height
because of the negative impacts it will have on myself, my neighbors, and
my neighborhood. | believe that the decision-maker erred or abused their
discretion by not considering that the increased height limit is wrong, and
out of step with the neighborhood.

Appeal Point 7-C(3): Increased Density is proposed to occur on a short, dead-end street with
only a single means of entry / exit. The magnitude of additional residents
and their vehicles will increase congestion and hinder vehicular travel,
delivery vehicles, rubbish collection trucks, and emergency vehicles.

Appeal Point 7-C(4): Increased Density correlates to spread of virus.

Staff Response: The subject site is eligible as a Tier 3 development in the Transit Oriented
Communities Affordable Housing Incentive Program Guidelines, as indicated on the Updated
TOC Referral Form dated July 30, 2020. In Tier 3, up to three (3) Additional Incentives may be
granted in exchange for providing 10% Extremely Low Income housing units of the base density.
The project provides three (3) Extremely Low Income units, one (1) Very Low Income unit, and
one (1) Low Income unit, and thus, the project eligible for, and has been granted three (3) Tier 3
Additional Incentives to construct the proposed project, in addition to the base incentives of
Density, FAR, and parking. In cases where Base or Additional Incentives are permitted for a
project under the TOC Guidelines, they shall be based off the otherwise allowable development
standards for the property found in the Specific Plan. The requested Base Incentives of Density
and FAR, and the Additional Incentive of Height are consistent with TOC requirements.

The R3 Zone allows for a maximum density of one dwelling unit per 800 square feet of lot area.
The Westwood Community Multi-Family Specific Plan does not regulate residential density; thus,
density is based on the LAMC. The project site consists of two (2) lots totaling approximately
13,500.2 square feet. The Los Angeles Municipal Code allows 16 units by-right (13,500.2 / 800),
however, the TOC Guidelines round base density up to the next whole number, 17. The maximum
allowed density for the subject site under the Tier 3 Density Incentive would be 29 units. The
project is proposing 29 units, consistent with TOC requirements.
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In the R3 zone in Height District 1, the Los Angeles Municipal Code provides for a maximum FAR
of 3:1. The buildable area for the subject site is 9,456 square feet for a by-right Floor Area of
28,368 square feet. The Tier 3 FAR Incentive allows for a maximum FAR percentage increase up
to 50%, for a maximum floor area of 42,552 square feet or an FAR of 4.5:1. The project is
proposing a building of 37,567 square feet, with an FAR of 3.98:1, which is below the maximum
FAR allowed and consistent with the TOC requirements.

The Westwood Community Multi-Family Specific Plan does not regulate the building height of this
site since it is not abutting R1 or more restrictively zoned parcels. Height District 1 in the [Q]R3-
1-O zone allows for maximum height of 45 feet. The TOC Height Incentive allows an additional
22 feet in height, over the base height, for a Tier 3 project. The additional 22 feet would allow the
subject site a maximum height of 67 feet. The project will comply with a maximum height of 67
feet in lieu of the 45 feet otherwise allowed and is therefore consistent with TOC requirements.

APPEAL POINT 8: INCONSISTENCY WITH THE GENERAL PLAN

Appeal Point 8-B(1): The Project is inconsistent with the Westwood Community Plan
(Community Plan), which is part of the City of Los Angeles General Plan.
The Community Plan’s Policy 1-1.1 is to “protect existing single family
residential neighborhoods from new out-of-scale development and other
incompatible uses.” Similarly, Policy 1.3.1 is to “require architectural and
height compatibility for new infill development to protect the character and
scale of existing residential neighborhoods.” The Project is an out-of-scale
development incompatible with the existing residential neighborhood, and
its approval therefore conflicts with the Community Plan.

Appeal Point 8-B(2): The Project is incompatible with the General Plan and Specific Plan;
therefore, the Project is not eligible for a CEQA Infill Exemption under
CEQA Guidelines § 15332.

Staff Response: While specific land use policies and purposes are cited, the appeal fails to provide
substantive evidence showing how the proposed project does not adhere to those policies and
purposes. The Director’s Determination and DRB approval verify that the project is consistent with
the City’s policies and regulations.

The appeal states the project violates Policy 1-1.1: "Protect existing single-family residential
neighborhoods from new out-of-scale development and other incompatible uses." The project is
not in a single-family zoned neighborhood as the property and all adjacent properties are zoned
R3-1 and designated for multi-family use, with a general plan land use designation of Medium
Residential. The nearest single-family zone is two blocks away from the project site. The project
is consistent with the requirements of the [Q]R3-1-O Zone, the TOC Guidelines, the Westwood
Community Multi-Family Specific Plan, the Westwood Community Design Review Board, and the
Westwood Community Plan.

The appeal states the project violates Policy 1.3.1 to “require architectural and height compatibility
for new infill development to protect the character and scale of existing residential
neighborhoods.” The 67-foot height of this project exceeds the height of other neighboring
buildings. However, there is not a consistent architectural theme or character on Greenfield
Avenue. Existing properties have varying aesthetics, styles, and heights ranging from one to four
stories. The Project was presented to the Westwood Community Design Review Board (DRB) at
Public Hearings on March 6, 2019, July 17, 2019, May 6, 2020, and July 15, 2020. At none of
those meetings did the DRB successfully vote on a motion of recommendations on the project. At
the most recent July 15, 2020 a quorum of six Board Members heard an applicant presentation,
took public testimony, and provided input and asked the developer questions. A motion to approve
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the project with conditions was made with three aye votes and three nay votes, failing to pass as
an action requires a majority of the members of the board (or 4 of the seven members). No other
motions were made. Therefore, per LAMC Section 16.50 E.3 (c), in the event the DRB fails to act
within the time limits the application is referred to the Director of Planning for determination without
a recommendation. In recognition of input received at the multiple DRB meetings, and other
community meetings, the project design has been revised and refined as reflected in the current
Exhibit “A” and the Director of Planning has imposed conditions that address some of the issues
raised by the DRB.

The Director made a finding of consistency with the general plan and applicable policies and
regulations when approving the project and no new substantial evidence has been raised
regarding this analysis.

APPEAL POINT 9: LEGALITY OF THE TOC PROGRAM

Appeal Point 9-B: Gov. Code 8§ 65853 requires that zoning ordinances that impose
regulations listed in § 65850 be adopted through the process set forth in §§
65854—7. A change in height, density, and open-space requirements falls
within the criteria in 8 65850. The Transit Oriented Communities Affordable
Housing Incentive Program Guidelines (TOC Guidelines) affect height,
density, and open-space requirements and are therefore subject to the
requirements of § 65853, but they were adopted by the Director of Planning
and the City Planning Commission. Because the TOC Guidelines were
improperly adopted, they are inapplicable to the Project. Since the Project
approvals are based on the TOC Guidelines, the City will violate the
Planning and Zoning Law if it approves the Project.

Staff Response: Pursuant to Gov. Code 865803, Gov. Code 8865853-65857 do not apply to
charter cities. Since the City of LA is a Charter City, Gov. Code §865853-65857 do not apply to
the City or to this Project.

On November 8, 2016, City of Los Angeles voters approved Measure JJJ. Measure JJJ
established LAMC Section 12.22 A.31 to create a new transit-based affordable housing incentive
called the Transit Oriented Communities Affordable Housing Incentive Program (TOC Program).
The Measure required the Department of City Planning to create TOC Affordable Housing
Incentive Program Guidelines (TOC Guidelines) for all Housing Developments located within a
one-half mile radius of a Major Transit Stop. These Guidelines provide the eligibility standards,
incentives, and other necessary components of the TOC Program consistent with LAMC 12.22
A.31. The TOC Program became effective on September 22, 2017 and was subsequently revised
February 26, 2018.

The Department of City Planning structured the Guidelines to provide levels of incentives linked
to the quality and proximity of a transit stop. This strategy results in a system that provides
different levels of development for a project located a half-mile from a regular bus lines than for
one located adjacent to a Metro Rail Station. To reflect these important distinctions a Tier-based
system classifies eligible areas into TOC Tiers depending on the project’s distance from different
types of transit service. All incentives and tiers are in proportion to the affordable housing
requirements outlined in JJJ and the development incentives in the City’s current Density Bonus
program. The specific incentives offered through the program are determined by the TOC
Guidelines and are consistent with the provisions of Measure JJJ, including up to either two or
three Additional Incentives, depending on the percent of affordable housing provided. Projects
that adhere to the labor standards required in LAMC 11.5.11 may be granted two Additional
Incentives from the menu in Section VII of the TOC Guidelines, for a total of up to five Additional
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Incentives. The project is only seeking three Additional Incentive and is therefore not required to
adhere to the labor standards in LAMC 11.5.11.

APPEAL POINT 10: TRAFFIC IMPACTS AND CEQA EXEMPTION

Appeal Point 10-A:

Appeal Point 10-B:

The CEQA determination for a Class 32 In-Fill exemption does not properly
address the effects of the project related to traffic. The project will result is
significant impacts on safety of both pedestrians and drives. The
intersection of Greenfield Ave and Ohio Ave experiences much traffic
congestion and is currently an uncontrolled intersection that is used by
many residents on their way to Westwood Park. There have been multiple
traffic accidents at this intersection that have resulted in property damage.
An Environmental Impact Report with a historic traffic accident study, police
report on safety, and traffic flow study should have been done. The project
should provide pedestrian safety, and since that was not done, the
determination of CEQA exemption appears arbitrary and not based on
sufficient data.

The Project will have significant traffic and parking impacts. The Project will
provide 47 parking spaces, which represents a substantial increase in the
number of vehicles on Greenfield Ave, a small residential street. Street
parking on this block of Greenfield Avenue is already very congested. The
street is a cul-de-sac that dead ends at Westwood Park, and parkgoers,
UCLA students, and Westwood visitors park on the street, taking up
available street parking. Ohio Avenue is used as an east-west secondary
thoroughfare, carrying significant traffic. The intersection of Greenfield
Avenue and Ohio Avenue is an uncontrolled intersection. The proposed
Project will increase the number of vehicles on the street, causing traffic
backups, and exacerbating this dangerous condition. The increased traffic
and congestion generated by the Project will compromise access for
emergency vehicles, delivery trucks, street cleaning, and residents. The
Project also involves a significant amount of construction traffic, including
30 trucks per day to haul away earth for the subterranean parking structure.

Appeal Point 10-C(1): At least 65 off-street parking spaces should be required as it is

probable that each new unit will require 2 vehicles and R3 regulations
require 7 guest parking spaces. | am aggrieved by the reduction in Parking
requirements because of the current limited street parking. | am aggrieved
that this development is allowed to impact the distance that my guests and
tradespeople will have to park. | believe that the decision-maker erred or
abused their discretion by not considering the nature of the location, has
not considered how much Ohio is used for East-West traffic.

Appeal Point 10-C(2): The reduced parking has not been addressed by any Traffic Study

Traffic Study was not required under threshold criteria established by
LADOT only because Ohio does not classify as a “Secondary Highway”. In
fact, Ohio is used as a major East-to-West thoroughfare, second to Wilshire
Boulevard and Santa Monica Boulevard.

Appeal Point 10-C(3): This proposed project with 2 levels of underground parking will

require 20,000 cubic yards of earth removal. Approximately 2,000 standard
truckloads. There are no mitigation measures for truck, trailer and tractor
operations including traffic, and road closures, noise and exhaust
emissions. This impact has not been analyzed under CEQA or a Traffic
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Study. Regulatory Compliance Measures (RCM’s) do not ensure the
project will not have significant impacts. The Approval of this project does
result in significant effects relating to traffic, noise, and air quality. | am
aggrieved by the fact that 3-months of excavation and earth removal off-
site will impact my life and health. | believe that the decision-maker erred
or abused their discretion by not considering the quantity of cubic yards
moved on this short, dead-end street, the extent and scope of the work.

Staff Response: Regarding the environmental analysis performed pursuant to CEQA, the
adequacy of parking for a project, in and of itself, is not an environmental impact. (See Public
Resource Code, section 21099(b)(3).) Furthermore, as an Eligible Housing Development in Tier
3, parking for all residential units shall not be required to exceed one-half space per unit.
Therefore, the project shall not be required to provide more than % parking space per unit. As
proposed, the project is providing 47 parking spaces. In addition, the project is situated near the
future Metro “D” (Purple) Line-Westwood/UCLA Station and multiple local and rapid buses, which
encourages alternative modes of transportation and potentially reduces the demand for
automobile parking.

The project is in an urbanized area and characterized as in-fill development. The Floor Area,
Density, Height, Yards, and Open Space of the proposed project are consistent with the Zone
and Transit Oriented Communities program and incentives. The project is not within Alquist-Priolo
fault zone areas and a fault study is not required. It is within the Santa Monica Fault Zone. A
Geotechnical Report was conducted on the subject site and a Soils Approval letter was issued by
LADBS on January 25, 2019 (LOG #106720). The project site is not located within a Landslide
Area or Very High Fire Severity Zone. The project site is in a Special Grading Area (BOE Basic
Grid Map A-13372), proposing to haul 14,000 cubic yards of dirt, and will require a Haul Route.
All details of the haul route, including quantity of hauling, were reviewed as part of the initial
review. The final Haul Route approval by the Department Building and Safety will regulate the
route hauling trucks will travel, and the times at which they may leave the site, thereby reducing
any potential traffic impacts. The project is in a Liquefaction Zone and Methane Zone and will be
subject to Regulatory Compliance Measures. There are no known designated historic resources
or cultural monuments on the subject site. There are no protected trees on site. The project, as
conditioned constitutes typical infill development patterns and does not constitute an unusual
circumstance under CEQA, and are accounted for within the allowable entitlements provided by
the Los Angeles Municipal Code and General Plan and with the applicable provisions of the
Transit Oriented Communities Affordable Housing Incentive Program. The site is previously
disturbed and surrounded by development and therefore is not, and has no value as, a habitat for
endangered, rare or threatened species.

The Director of Planning determined, based on the whole of the administrative record, that the
Project is exempt from CEQA pursuant to State CEQA Guidelines, Article 19, Section 15332
(Class 32) and there is no substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2 applies. The project does not exceed
the threshold criteria established by LADOT for preparing a Vehicle Miles Traveled Analysis.
Additional traffic and safety studies are not required for a Class 32 exemption. The Director made
a finding of consistency with the general plan and applicable policies and regulations when
approving the project and no new substantial evidence has been raised regarding this analysis.
The full justification for the exemption is found in “Exhibit C.”

CONCLUSION

In consideration of the foregoing, it is submitted that the Director of Planning acted reasonably in
approving Case Nos. DIR-2019-277-TOC and ENV-2019-278-CE. Upon in-depth review and
analysis of the issues raised by the appellants for the proposed project at 1427 -1433 South
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Greenfield Avenue, no errors or abuse of discretion by the Director of Planning or his/her
designees were found in regards to the appeal points raised. For the reasons stated herein, and
as provided in the Findings in the Director's Determination, the proposed project does comply
with the applicable provisions of the Transit Oriented Communities Housing Incentive Program,
the California Environmental Quality Act and Los Angeles Municipal Code. The appeals of the
Director’'s Determination cannot be substantiated and therefore should be denied.

Therefore, it is recommended that the City Planning Commission Deny the appeals, Sustain the
Determination by the Director of Planning, Determine, based on the whole of the administrative
record, that the Project is exempt from the California Environmental Quality Act (CEQA) pursuant
to CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no substantial evidence
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines,
Section 15300.2 applies; and Adopt the Director of Planning’s Conditions of Approval, Findings,
and “Exhibit A.”
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No data for building 2
No data for building 3
No data for building 4
No data for building 5

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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Rent Stabilization Ordinance (RSO)
Additional Information

Airport Hazard

Coastal Zone

Farmland

Urban Agriculture Incentive Zone
Very High Fire Hazard Severity Zone
Fire District No. 1

Flood Zone

Watercourse

Hazardous Waste / Border Zone Properties
Methane Hazard Site

High Wind Velocity Areas

Special Grading Area (BOE Basic Grid Map A-
13372)

Wells
Seismic Hazards
Active Fault Near-Source Zone
Nearest Fault (Distance in km)
Nearest Fault (Name)
Region
Fault Type
Slip Rate (mm/year)
Slip Geometry
Slip Type
Down Dip Width (km)
Rupture Top
Rupture Bottom
Dip Angle (degrees)
Maximum Magnitude
Alquist-Priolo Fault Zone
Landslide
Liquefaction
Preliminary Fault Rupture Study Area
Tsunami Inundation Zone
Economic Development Areas
Business Improvement District
Hubzone
Opportunity Zone
Promise Zone
State Enterprise Zone
Housing
Direct all Inquiries to
Telephone
Website
Rent Stabilization Ordinance (RSO)
Ellis Act Property
AB 1482: Tenant Protection Act
Public Safety
Police Information
Bureau
Division / Station
Reporting District
Fire Information
Bureau

Yes [APN: 4324014014]

None

None

Area Not Mapped
YES

No

No

Outside Flood Zone
No

No

Methane Zone
No

Yes

None

Within Fault Zone

Santa Monica Fault

Transverse Ranges and Los Angeles Basin
B

1.00000000

Left Lateral - Reverse - Oblique
Moderately / Poorly Constrained
13.00000000

0.00000000

13.00000000

-75.00000000

6.60000000

No

No

Yes

No

No

None

Not Qualified
No

None

None

Housing+Community Investment Department
(866) 557-7368

http://hcidla.lacity.org

Yes [APN: 4324014014]

No

No

West
West Los Angeles
855

West

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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CASE SUMMARIES

Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.
CPC-2014-1457-SP

SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

SPECIFIC PLAN AMENDMENT

CPC-19XX-19311

Data Not Available

Case Number:
Required Action(s):
Project Descriptions(s):
Case Number:
Required Action(s):
Project Descriptions(s):
CPC-1989-375-SUD

SUD-SUPPLEMENTAL USE DISTRICT ("K" DIST., "O" DISTRICT, ETC.)
SUPPLEMENTAL USE DISTRICT FOR OIL DRILLING.
CPC-1987-12142

Data Not Available

PREPARE AND SUBMIT CONCURRENTLY WITH THE SUBJECT PLAN AMENDMENTS THE APPROPRIATE SPECIFIC PLAN
ORDINANCE AND ZONE CHANGE ORDINANCES (LANDINI)

DIR-2019-277-TOC-DRB-SPP

TOC-TRANSIT ORIENTED COMMUNITIES
DRB-DESIGN REVIEW BOARD

SPP-SPECIFIC PLAN PROJECT PERMIT COMPLIANCE

PER LAMC 12.22 A.31, A TRANSIT ORIENTED COMMUNITIES PROJECT SEEKING ADDITIONAL INCENTIVES TO INCREASE
HEIGHT AND DECREASE OPEN SPACE.

Case Number:
Required Action(s):
Project Descriptions(s):
Case Number:
Required Action(s):
Project Descriptions(s):

Case Number:
Required Action(s):

Project Descriptions(s):

PER LAMC 11.5.7, PROJECT PERMIT COMPLIANCE.

PER LAMC 16.05, DESIGN REVIEW BOARD FOR THE WESTWOOD DRB.
ENV-2019-278-CE
CE-CATEGORICAL EXEMPTION

PER LAMC 12.22 A.31, A TRANSIT ORIENTED COMMUNITIES PROJECT SEEKING ADDITIONAL INCENTIVES TO INCREASE
HEIGHT AND DECREASE OPEN SPACE.

Case Number:
Required Action(s):
Project Descriptions(s):

PER LAMC 11.5.7, PROJECT PERMIT COMPLIANCE.

PER LAMC 16.05, DESIGN REVIEW BOARD FOR THE WESTWOOD DRB.

Case Number:
Required Action(s):

Project Descriptions(s):

Case Number:
Required Action(s):

Project Descriptions(s):

Case Number:
Required Action(s):

Project Descriptions(s):

ENV-2014-1458-EIR-SE-CE
SE-STATUTORY EXEMPTIONS
CE-CATEGORICAL EXEMPTION
EIR-ENVIRONMENTAL IMPACT REPORT
ENVIRONMENTAL IMPACT REPORT
MND-87-43-SUB

SUB-SUBDIVISIONS

Data Not Available

MND-89-260-O

O-METHODS AND CONDITIONS - OIL DRILLING CASES
Data Not Available

DATA NOT AVAILABLE

ORD-186108
ORD-183497
ORD-171492
ORD-171227
ORD-165888
ORD-163205
ORD-163204
ORD-163203
ORD-163186-SAl
ORD-161914
ORD-136483
ORD-129279

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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ZIMAS INTRANET

City of Los Angeles
Department of City Planning

Generalized Zoning i _ 10/21/2020

Address: 1427 S GREENFIELD AVE
APN: 4324014014

PIN #: 129B153 204

Tract: TR 7514 Zoning: [Q]R3-1-O

Block: 9 General Plan: Medium Residential

) T
Lot: 11 W —— \--- E
Arb: None ’



LEGEND

GENERALIZED ZONING
Bl os,Gw
A, RA
RE, RS, R1, RU, RZ, RW1
R2, RD, RMP, RW2, R3, RAS, R4, R5, PVSP

[ R, C1,C1.5,C2, C4, C5, CW, WC, ADP, LASED, CEC, USC, PPSP, MU, NMU

[ oM, MR, CCS, UV, UI, UC, M1, M2, LAX, M3, SL, HJ, HR, NI
[0 p,PB
W pF

GENERAL PLAN LAND USE

LAND USE
RESIDENTIAL
Minimum Residential

Very Low / Very Low | Residential

izt Very Low Il Residential

Low / Low | Residential

Low Il Residential

Low Medium / Low Medium | Residential

Low Medium Il Residential

Medium Residential

B High Medium Residential

I High Density Residential

I Very High Medium Residential

COMMERCIAL

BN Limited Commercial

BEER Limited Commercial - Mixed Medium Residential

I Highway Oriented Commercial

I Highway Oriented and Limited Commercial

38888 Highway Oriented Commercial - Mixed Medium Residential
Neighborhood Office Commerecial

B Community Commercial

B Community Commercial -Mixed High Residential

B Regional Center Commercial

FRAMEWORK
COMMERCIAL
Neighborhood Commercial
I General Commercial
B Community Commercial
B Regional Mixed Commercial

INDUSTRIAL
Commercial Manufacturing
Limited Manufacturing
I Light Manufacturing
[ | Heavy Manufacturing
B Hybrid Industrial
PARKING
Parking Buffer
PORT OF LOS ANGELES
General / Bulk Cargo - Non Hazardous (Industrial / Commercial)
I General / Bulk Cargo - Hazard
Commercial Fishing
I Recreation and Commercial
I intermodal Container Transfer Facility Site
LOS ANGELES INTERNATIONAL AIRPORT
Airport Landside / Airport Landside Support
[ Airport Airside
I LAX Airport Northside
OPEN SPACE / PUBLIC FACILITIES
[ Open Space
B Public / Open Space
B Public / Quasi-Public Open Space
BB Other Public Open Space
B Public Facilities

INDUSTRIAL
Limited Industrial
[ Light Industrial












SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

1. Density Bonus/TOC
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f.

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

O Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’'s statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

1. Tentative Tract/Vesting - Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A.

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City
Planning Commission must be filed within 10 days of the date of the written determination of said Commission.

O Provide a copy of the written determination letter from Commission.

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the
Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the
City of Los Angeles Building Code)

b. Notice Requirement
O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

O 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as
noted in the determination.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a.

b. Notice Requirement
O Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
O Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of
receipt must be submitted as proof of payment.

CP-7769 Appeal Application Form (1/30/2020) Page 3 of 4
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Tree Report and
July 7, 2020 Landscape
Architect Letter



PROTECTED TREE REPORT

PREPARED FOR

David Gholiani

1427 - 1431 Greenfield Ave.
Los Angeles, CA 90025

PROPERTY
1427-1431 Greenfield Ave.
Los Angeles, CA 90025

CONTACT

Tony Russo, Crest Real Estate

Tony@crestrealestate.com
August 20, 2020

PREPARED BY

LISA SMITH, THE TREE RESOURCE

REGISTERED CONSULTING ARBORIST #464

ISA BOARD CERTIFIED MASTER ARBORIST #WE3782

ISA TREE RISK ASSESSOR QUALIFIED

MEMBER OF AMERICAN SOCIETY OF CONSULTING ARBORISTS
P.O. BOX 49314, LOS ANGELES, CA 90049

T 310-663-2290 E lisa@thetreeresource.com


mailto:queenpalm@earthlink.net
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TREE REPORT

1427-1431 Greenfield Ave.
Los Angeles, CA 90025

SUMMARY

PROJECT OVERVIEW

Site Address 1427-1431 Greenfield Ave., Los Angeles, CA 90025
Location and/or Specific Plan Westwood

Project Description Multi Family Housing

Number of Protected Trees on Site 0

Number of Recommended Removals 0

This Tree Report was prepared at the request of the property owner, David Gholiani, who is preparing to
build multi-family housing on this property. The subject property is located in the Westwood area of Los
Angeles. Itis currently developed with multi family housing which the owner is preparing to demolish.

PROTECTED TREES, URBAN FORESTRY DIVISION

This property is under the jurisdiction of the City of Los Angeles and guided by the Native Tree Protection
Ordinance No. 177,404. Protected Trees are defined by this ordinance as oaks (Quercus sp) indigenous to
California but excluding the scrub oak (Quercus dumosa); Southern California black walnut (Juglans californica
var. californica); Western sycamore (Platanus racemosa) and California bay laurel (Umbellularia californica) trees
with a diameter at breast height (DBH) of four inches (4”) or greater.

There are NO trees on this property that would be considered protected within the City of Los
Angeles Native Tree Protection Ordinance.



NEIGHBOR TREES

I have also inspected the neighboring properties to confirm there are no protected tree species that are

adjacent to the construction zone, or in areas of impact.

CITY OF LOS ANGELES STREET TREES, URBAN FORESTRY DIVISION

There are two (2) City of Los Angeles Street Trees located in the parkway permitter of this site. One of
these trees will be impacted by construction and is recommended for removal. One will be retained and

protected in place.

NON-PROTECTED SIGNIFICANT TREES, DEPARTMENT OF CITY PLANNING

The Department of City Planning requires the identification of the location, size, type and condition of all
existing trees on the site with a DBH of 8 inches (8”) or greater. These trees will be identified as Non-
Protected Significant Trees.

At this time, I observed thirteen (13) Non-Protected Significant Trees on the property. These trees will

be impacted by construction and are recommended for removal.



ASSIGNMENT

The Assignment included a field observation and inventory of the trees on site; an evaluation of potential
construction impacts; and recommendations for the protection of trees to remain. A Tree Location Plot
Map is included in Appendix A. Photographs of the subject trees are included in Appendix B.

LIMITS OF THE ASSIGNMENT

The field inspection was a visual, grade level tree assessment. No special tools or equipment were used. No
tree risk assessments were performed. My site examination and the information in this report is limited to
the date and time the inspection occurred. The information in this report is limited to the condition of the
trees at the time of my inspection.

TREE CHARACTERISTICS AND SITE CONDITIONS

Detailed information with respect to size, condition, species and recommendations are included in the
Summary of Field Inspections in Appendix C. The trees are numbered on the Tree Location Map in
Appendix A.

Vs 42/7 Greenfield
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IMPACT ANALYSIS AND SPECIFIC RECOMMENDATIONS

The proposed construction for this project will require the installation of new driveways, sidewalk repair,

and extensive soil work to the site.

STREET TREES

Street tree Jacaranda (Jacaranda mimosifolia) #2 is located in extremely close proximity to the proposed new
driveway and will be significantly impacted in its root zone, and will require removal and replacement at a 2:1
ratio to the satisfaction of the Urban Forestry Division. Street tree Jacaranda (Jacaranda mimosifolia) #1 will be

retained and protected in. place.

NON-PROTECTED TREES
Thirteen non-protected significant trees are in the direct footprint of the new construction and will be

removed.
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APPENDIX A.2 - TREE LOCATION MAP, REDUCED Site plan
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APPENDIX B - PHOTOGRAPHS

PHOTO 1 - Shows Jacaranda street tree #1 that will be retained. Non-Protected Sweetgum tree #3 and Magnolia tree #6
will be removed.

1427-1431 Greenfield Ave. 9
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APPENDIX B - PHOTOGRAPHS
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PHOTO 2 - Shows Jacaranda street tree #1. This tree will be retained and protected in place.

1427-1431 Greenfield Ave. 10
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APPENDIX B - PHOTOGRAPHS

PHOTO 3 - Street tree Jacaranda (Jacaranda mimosifolia) #2 is located in extremely close proximity to the
proposed new driveway and will be significantly impacted in its root zone, and will require removal and
replacement at a 2:1 ratio to the satisfaction of the Urban Forestry Division

1427-1431 Greenfield Ave.




APPENDIX C - SUMMARY OF FIELD INSPECTION

Rating Code: A = Excellent, B = Good, C = Fair, D = Poor, E = Nearly Dead, F = Dead

Ligustrum lucidum

Tree # Species Status DBH (") Height (") Spread (') Summary of Condition Retain or Remove

1 | Jecaranda Street 15 35 30 c Retain
Jacaranda mimosifolia

g | faceranda Street 15 40 20 c Remove
Jacaranda mimosifolia

3 S)/vefetgum . Non-Protected 4,4 20 10 D Remove
Liquidambar styraciflua

a | Holywood Juniper Non-Protected 8 20 10 D Remove
Juniperus chinensis

5 Aleppo Pine . Non-Protected 20 40 30 C Remove
Pinus halepensis

6 SoutherAn Magn?ha Non-Protected 28 60 40 C Remove
Magnolia grandiflora

7 Evergreen Ash Non-Protected 14 30 15 C-D Remove
Fraxinus uhdei

8 Bottle ije Non-Protected 10 20 15 D Remove
Brachychiton populneus

9 C'hlnese prlveﬁ Non-Protected 16 20 15 D Remove
Ligustrum lucidum

10 C'hlnese pnve} Non-Protected 10 20 15 D Remove
Ligustrum lucidum

1 (Ehmese prlve‘t Non-Protected 10 20 15 D Remove
Ligustrum lucidum

12 thnese prweﬁ Non-Protected 10 20 15 D Remove
Ligustrum lucidum

13 (;hlnese pl’lVeF Non-Protected 10 20 15 D Remove
Ligustrum lucidum

14 (;hlnese prlvgt Non-Protected 10 20 15 D Remove
Ligustrum lucidum

15 Chinese privet Non-Protected 14 20 15 D Remove




APPENDIX D - SUMMARY OF DATA

Table 3. Summary of Replacement

Existing Trees to Be Removed LSS O L (HEIEC
Replacement

NON-PROTECTED SIGNIFICANT TREES

8" + DBH 13 13
Replaced 1:1

CITY OF L.A. STREET TREES 1 2
Replaced 2:1

TOTAL 13 13

Recommended Species and Size of Replacement Trees

Los Angeles street trees will be will be replaced at a two-to-one (2:1) ratio, to the satisfaction of the Urban

Forestry Division.



NEW TREE PLANTING

Use two opposing, flexible
ties—when staking is necessary.
Ties should be placed on the
upper 2/3 of the trunk to allow
for trunk movement.

/

Keep mulch
1 to 2 inches
back from

trunk Gently pack backfill, using water
to settle soil around the root ball.

2- to 4-inch
layer of mulch

f"““'ww - n’q!'..a.
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= 111 L .Remove containers, 7] | /ff = e R _ﬂ = =0T
"t\“:,.' wrappings, wires, <3 ST U r”/ 7”\4? meL=ml
fj/su“. and ties Tl s,\'gll'né”\”\t ” - Set ball on firmly packed
N S IS RS //I:?glgl\;/ﬂST =i ” Z soil to prevent settling.

The ideal time to plant trees and shrubs is during the dormant season, in the fall after leaf drop or early
spring before budbreak. Weather conditions are cool and allow plants to establish roots in the new
location before spring rains and summer heat stimulate new top growth. Before you begin planting your
tree, be sure you have had all underground utilities located prior to digging.

If the tree you are planting is balled or bare root, it is important to understand that its root system has
been reduced by 90 to 95 percent of its original size during transplanting, As a result of the trauma
caused by the digging process, trees commonly exhibit what is known as transplant shock.
Containerized trees may also experience transplant shock, particularly if they have circling roots that
must be cut. Transplant shock is indicated by slow growth and reduced vigor following transplanting,
Proper site preparation before and during planting coupled with good follow-up care reduces the
amount of time the plant experiences transplant shock and allows the tree to quickly establish in its new

location. Carefully follow nine simple steps, and you can significantly reduce the stress placed on the
plant at the time of planting;



NEW TREE PLANTING, continued

1. Dig a shallow, broad planting hole. Make the hole wide, as much as three times the diameter of the root ball but only as
deep as the root ball. It is important to make the hole wide because the roots on the newly establishing tree must push through
surrounding soil in order to establish. On most planting sites in new developments, the existing soils have been compacted and
are unsuitable for healthy root growth. Breaking up the soil in a large area around the tree provides the newly emerging roots

room to expand into loose soil to hasten establishment.

2. Identify the trunk flare. The trunk flare is where the roots spread at the base of the tree. This point should be partially visible
after the tree has been planted (see diagram). If the trunk flare is not partially visible, you may have to remove some soil from the

top of the root ball. Find it so you can determine how deep the hole needs for proper planting.

3. Remove tree container for containerized trees. Carefully cutting down the sides of the container may make this easier.

Inspect the root ball for circling roots and cut or remove them. Expose the trunk flare, if necessary.

4. Place the tree at the proper height. Before placing the tree in the hole, check to see that the hole has been dug to the
proper depth and no more. The majority of the roots on the newly planted tree will develop in the top 12 inches of soil. If the
tree is planted too deeply, new roots will have difficulty developing because of a lack of oxygen. It is better to plant the tree a
little high, 1-2 inches above the base of the trunk flare, than to plant it at or below the original growing level. This planting level

will allow for some settling.

5. Straighten the tree in the hole. Before you begin backfilling, have someone view the tree from several directions to confirm

that the tree is straight. Once you begin backfilling, it is difficult to reposition the tree.

6. Fill the hole gently but firmly. Fill the hole about one-third full and gently but firmly pack the soil around the base of the
root ball. Be careful not to damage the trunk or roots in the process. Fill the remainder of the hole, taking care to firmly pack soil
to eliminate air pockets that may cause roots to dry out. To avoid this problem, add the soil a few inches at a time and settle with
water. Continue this process until the hole is filled and the tree is firmly planted. It is not recommended to apply fertilizer at time

of planting.

7. Stake the tree, if necessary. If the tree is grown properly at the nursery, staking for support will not be necessary in most
home landscape situations. Studies have shown that trees establish more quickly and develop stronger trunk and root systems if
they are not staked at the time of planting. However, protective staking may be required on sites where lawn mower damage,
vandalism, or windy conditions are concerns. If staking is necessary for support, there are three methods to choose among:
staking, guying, and ball stabilizing. One of the most common methods is staking, With this method, two stakes used in
conjunction with a wide, flexible tie material on the lower half of the tree will hold the tree upright, provide flexibility, and

minimize injury to the trunk (see diagram). Remove support staking and ties after the first year of growth.

8. Mulch the base of the tree. Mulch is simply organic matter applied to the area at the base of the tree. It acts as a blanket to
hold moisture, it moderates soil temperature extremes, and it reduces competition from grass and weeds. A 2- to 3-inch layer is
ideal. More than 3 inches may cause a problem with oxygen and moisture levels. When placing mulch, be sure that the actual
trunk of the tree is not covered. Doing so may cause decay of the living bark at the base of the tree. A mulch-free area, 1 to 2

inches wide at the base of the tree, is sufficient to avoid moist bark conditions and prevent decay.



TREE MAINTENANCE AND PRUNING

Some trees do not generally require pruning. The occasional removal of dead twigs or wood is typical.
Occasionally a tree has a defect or structural condition that would benefit from pruning. Any pruning

activity should be performed under the guidance of a certified arborist or tree expert.

Because each cut has the potential to change the growth of the tree, no branch should be removed
without a reason. Common reasons for pruning are to remove dead branches, to remove crowded or
rubbing limbs, and to eliminate hazards. Trees may also be pruned to increase light and air penetration
to the inside of the tree’s crown or to the landscape below. In most cases, mature trees are pruned as a

corrective or preventive measure.

Routine thinning does not necessarily improve the health of a tree. Trees produce a dense crown of
leaves to manufacture the sugar used as energy for growth and development. Removal of foliage
through pruning can reduce growth and stored energy reserves. Heavy pruning can be a significant
health stress for the tree.

Yet if people and trees are to coexist in an urban or suburban environment, then we sometimes have to
modify the trees. City environments do not mimic natural forest conditions. Safety is a major concern.
Also, we want trees to complement other landscape plantings and lawns. Proper pruning, with an
understanding of tree biology, can maintain good tree health and structure while enhancing the

aesthetic and economic values of our landscapes.

Pruning Techniques — From the I.S.A. Guideline

Specific types of pruning may be necessary to maintain a mature tree in a healthy, safe, and attractive

condition.

Cleaning is the removal of dead, dying, diseased, crowded, weakly attached, and low- vigor branches

from the crown of a tree.

Thinning is the selective removal of branches to increase light penetration and air movement through
the crown. Thinning opens the foliage of a tree, reduces weight on heavy limbs, and helps retain the

tree’s natural shape.

Raising removes the lower branches from a tree to provide clearance for buildings, vehicles,

pedestrians, and vistas.

Reduction reduces the size of a tree, often for clearance for utility lines. Reducing the height or spread
of a tree is best accomplished by pruning back the leaders and branch terminals to lateral branches that
are large enough to assume the terminal roles (at least one-third the diameter of the cut stem).
Compared to topping, reduction helps maintain the form and structural integrity of the tree.



TREE MAINTENANCE AND PRUNING, continued

How Much Should Be Pruned?

Mature trees should require little routine pruning, A widely accepted rule of thumb is never to
remove more than one-quarter of a tree’s leaf-bearing crown. In a mature tree, pruning even that
much could have negative effects. Removing even a single, large- diameter limb can create a wound
that the tree may not be able to close. The older and larger a tree becomes, the less energy it has in
reserve to close wounds and defend against decay or insect attack. Pruning of mature trees is
usually limited to removal of dead or potentially hazardous limbs.

Wound Dressings

Wound dressings were once thought to accelerate wound closure, protect against insects and
diseases, and reduce decay. However, research has shown that dressings do not reduce decay or
speed closure and rarely prevent insect or disease infestations. Most experts recommend that
wound dressings not be used.



DISEASES AND INSECTS

Continual observation and monitoring of your tree can alert you to any abnormal changes. Some
indicators are: excessive leaf drop, leaf discoloration, sap oozing from the trunk and bark with
unusual cracks. Should you observe any changes, you should contact a Tree specialist or Certified
Arborist to review the tree and provide specific recommendations. Trees are susceptible to
hundreds of pests, many of which are typical and may not cause enough harm to warrant the use
of chemicals. However, diseases and insects may be indication of further stress that should be
identified by a professional.

GRADE CHANGES

The growing conditions and soil level of trees are subject to detrimental stress should they be
changed during the course of construction. Raising the grade at the base of a tree trunk can have
long-term negative consequences. This grade level should be maintained throughout the protected
zone. This will also help in maintaining the drainage in which the tree has become accustomed.

INSPECTION

The property owner should establish an inspection calendar based on the recommendation
provided by the tree specialist. This calendar of inspections can be determined based on several
factors: the maturity of the tree, location of tree in proximity to high-use areas vs. low-use area,
history of the tree, prior failures, external factors (such as construction activity) and the perceived

value of the tree to the homeowner.



Assumptions and Limiting Conditions

No warranty is made, expressed or implied, that problems or deficiencies of the trees or the property will
not occur in the future, from any cause. The Consultant shall not be responsible for damages or injuries
caused by any tree defects, and assumes no responsibility for the correction of defects or tree related
problems.

The owner of the trees may choose to accept or disregard the recommendations of the Consultant, or seek
additional advice to determine if a tree meets the owner’s risk abatement standards.

The Consulting Arborist has no past, present or future interest in the removal or retaining of any tree.
Opinions contained herein are the independent and objective judgments of the consultant relating to
circumstances and observations made on the subject site.

The recommendations contained in this report are the opinions of the Consulting Arborist at the time of
inspection. These opinions are based on the knowledge, experience, and education of the Consultant. The
field inspection was a visual, grade level tree assessment.

The Consulting Arborist shall not be required to give testimony, perform site monitoring, provide further
documentation, be deposed, or to attend any meeting without subsequent contractual arrangements for this
additional employment, including payment of additional fees for such services as described by the
Consultant.

The Consultant assumes no responsibility for verification of ownership or locations of property lines, or
for results of any actions or recommendations based on inaccurate information.

This Arborist report may not be reproduced without the express permission of the Consulting Arborist and
the client to whom the report was issued. Any change or alteration to this report invalidates the entire

I‘CpOl‘t.

Should you have any further questions regarding this property, please contact me at (310) 663-2290.

Respectfully submitted,
i

Lisa Smith

Registered Consulting Arborist #4064

ISA Board Certified Master Arborist #WE3782
ISA Tree Risk Assessor Qualified

American Society of Consulting Arborists, Member




YAEL

/2”

Landscape Architect & Horticulturist
1010 Sycamore Ave. Suite 313
South Pasadena, CA 91030

P. 323.258.5222 F. 323.258.5333

yael@yaellir.com

email TRANSMITTAL on July 7, 2020

RE: 1427-1431 Greenfield, in Los Angeles Project.
Dear Westwood DRB,

The Existing tree which I have attached its photo, is too close to the PL. and the
Staircase of our new project.

As the free root zone is already mostly covered by concrete, due to the Construction
the roots of that Tree will be cut on one side and then the tree will be very
unstable and it will very possible fall over. This situation is very dangerous and we
need to make sure it will not happen.

I recommend taking the tree out before construction starts.

Sincerely yours,
Yael Lir

Landscape Architect &
Horticulturist.

go
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EXHIBIT H

TOC Referral Form



PAR—2018-624 2 -ToC

This form is to serve as a referral to the Department of City Planning Development Services Center for Affordable Housing
case filing purposes (in addition to the required Department of City Planning Application and any other necessary
documentation) and as a referral to HCIDLA, CRA, Building and Safety, or other City agency for project status and
entitlement need purposes. This form shall be completed by the applicant and reviewed and signed by Department of City
Planning staff prior to filing an application for a case or building permit. Any modifications to the content(s) of this form after
its authorization by the Department of City Planning staff is prohibited. The Department of City Planning reserves the right
to require an updated form for the project if more than 180 days have transpired since the approval date, or as necessary,
to reflect project modifications, policy changes and/or amendments to the LAMC, local laws, and State laws.

CiTY STAFF USE ONLY

Referral To:
O PlanningDSC -Filing 0 HCIDLA (0 DBS (J Funding O SB35 [ Other: _\g@g‘ﬂ

NOTES: peosect alremdy Filed.

Planning Staff Name and Title Planning Staff Signature /4’;1
Ecic Clares = Ciyy. Plannec
Date Approved " Expiration Date P
o07ls0/z0z0 A A

I. Project Information — To be completed by applicant

1. PROJECT LOCATION/ ZONING
Project Address: 1427-1431 S Greenfield Ave, LA, CA 80025
Applicant Name and Phone/Email: Greenfield Ohio LLC (David Gholiani) ;: 310-850-5256 ; David@supersonicinc.com
Assessor Parcel Number(s):_4324014014 ; 4324014013

Community Plan: Westwood Number of Lots: 2 Lot Size: 13.500.2 s.f.
Existing Zone: [Q]R3-1-0 Land Use Designation: Medium Residential
4- Specific Plan 0O HPOZ ¥ DRB O Enterprise Zone O CRA d CPIO

Q-condition/ D-limitation/ T-classification (please specify): Westwood DRB

Other pertinent zoning information (please specify): Westwood Multiple Family Development Standards
Location of Major Transit Stop (please specify the intersection or metro stop)*:
Westwood/UCLA Purple Line Extension

Il. Project Eligibility — To be completed by DCP Housing Services Unit Staff

2. TRANSPORTATION QUALIFIERS

Qualifier #1 (rail name & stop, ferry terminal or bus #): ﬂeﬁfo Rucple Line =~ Wertwood / Lt Strtion

Service Interval #1:____A/JA [420 min / # of trips)?
Service Interval #2:_ A/]A [420 min / # of trips)

Qualifier #2 (rail name & stop, ferry terminal or bus #):

Service Interval # 1: [420 min / # of trips]

Service Interval # 2: [420 min / # of trips]

TOC Tiers: DOTier 1 00 Tier2 ﬂTier 3 O Tier4 Planning Staff Initials: __ £ AC

1 Per AB 744, A Major Transit Stop means a site containing an existing rail transit station, a ferry terminal served by either a bus or rail transit service, or
the intersection of two or more major bus routes with a frequency of service interval of 15 minutes or less during the momning and aftemoon peak
commute periods. It also includes major transit stops that are included in the applicable regional transportation plan.

2 This figure (420 minutes) is based on the total number of minutes during the peak hours of 6 am to 9 am as well as 3 pm to 7 pm.

31f project is 100% affordable, it is eligible for the designated Tier to be increased by one.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 1 of 6



lll. Project Information (if applicant is requesting additiona!l incentives) — To be completed by applicant

3. DESCRIPTION OF PROPOSED PROJECT -

Demolition of the existing 5 unit residential building (1427) and the 2 unit residential building (1431) and the
construction of a new 29 unit 36,239 sf residential building with a 21,101 sf underground garage. The new units

will be comprised of 24 market rate units, 3 ELI units, and 1 VL unit, and 1 LI unit

4. EXISTING USE

A.

Describe Existing Development: 5 unit residential building (1427) and the 2 unit residential building (1431)

Characteristic of existing use
Dwelling Unit (DU), Commercial/ Existing # of Units or
Industrial, or Other Non-Residential SF

Existing # of Units or
Non-Residential SF To
Be Demolished

Proposed* # of Units or
Non-Residential SF

Guest Rooms

Studio 5 5

One Bedroom 2

Two Bedrooms 2 2 12

Three Bedrooms 15

Bedrooms

Non-Residential Square Feet

Other:

Previous Cases Filed

a) 2 ' 3)
Case Number(s): DIR-2019-277-TOC

Date Filed:

Date Approved:

End of Appeal Period:

Environmental No.

5. TYPE OF APPLICATION

m}

Q

Qoaaaao

Transit-Oriented Communities (per TOC Guidelines) with Base Incentives filed in conjunction with another
discretionary approval.

Transit-Oriented Communities (per TOC Guidelines) with Additional Incentives (please specify, max of three).
1) Height (increasing max allowable 45+22 = 67)

2) Open Space (25% reduction in total required OS)

3) Open Space (25% reduction in OS required on Ground Floor)

If applicable, projects adhering to the Labor Standards in LAMC 11.5.11 may be granted two more Additional
Incentives as listed in the TOC Guidelines (please specify):
4)

5)

Site Plan Review per LAMC Sec. 16.05
Specific Plan Project Permit Compliance per LAMC Sec. 11.5.7.C
Community Design Overlay per LAMC Sec. 13.08

Coastal Development Permit per LAMC Sec. 12.20.2 or 12.20.2.1
Tract or Parcel Map per LAMC Sec. 17.00 or 17.50

Other entitlements requested (please specify):

4 Replacement units, per AB 2556, shall be equivalent to the number of units and number of bedrooms of the existing development.
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6. ENVIRONMENTAL REVIEW

O Environmental Review Not Required — Project is Ministerial.® Please Explain:

O Not filed

Filed (indicate case number): ENV-2019-278-CE

7. HOUSING DEVELOPMENT PROJECT TYPE (please check all that apply):
O For Sale O Moderate Income O Other (please describe):
A For Rent @A Market Rate
Extremely Low Income O Mixed Use
M Very Low Income a Senior
Low Income O Chronically Homeless

8. DENSITY CALCULATION

A. Base Density: Maximum density allowable per zoning

Lot size

Minimum area per dwelling unit
Units allowed by right (per LAMC)
Base Density

B. Maximum Allowable Density Bonus:

13500.2 s.f. (a)

800 s.f. of ot area per unit (b)

16 units (¢) [c = a/b, round down to whole number]
17 units (d) [d = a/b, round up to whole number]
29  units(e)

[e=dx 1.5(Tier 1), 1.6 (Tier 2), 1.7 (Tier 3), or 1.8 (Tier 4);
in RD Zones d x 1.35 (Tiers 1 and 2), 1.4 (Tier 3) or 1.45 (Tier 4);
round up to whole number]

C. Proposed Project: Please indicate total number of Units requested as well as breakdown by levels of
affordability set by each category (HCD or HUD). For information on HCD and HUD levels .of affordability please
contact the Housing and Community Investment Department of Los Angeles (HCIDLA) at (213) 808-8843 or

hcidla.lacity.org.®

Market Rate

Managers Unit(s) - Market Rate
Extremely Low Income

Very Low Income

Low Income

Moderate Income

TOTAL # of Units Proposed
TOTAL # of Affordable Housing Units

Number of Density Increase Units

Percent Density Increase Requested
Percent of Affordable Set Aside

Other Notes on Units:

Total HCD (State) HUD (TCAC)
24 — NA N/A
_ NA N/A
3 3
—e 1
1 1
29 ()
— 5 (9
13 (h) [if f>c, then h=f-c; if f<c, then h= 0]
70 (i) [i = 100 x (f/d — 1)]
17 () 9/f, round down to a whole number]

5 Ministerial Projects (aka, “By-Right”) do not require any discretionary Planning approvals.
& HCD (State) = Published affordability levels per California Department of Housing and Community Development. HUD (TCAC) = Published
affordability levels per the United States Department of Housing and Urban Development.
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10.

SITE PLAN REVIEW CALCULATION An application for Site Plan Review may be required for projects that meet any
of the Site Plan Review thresholds as outlined in LAMC Section 16.05.C. unless otherwise exempted per Section
16.05.D. For Transit Oriented Communities projects involving bonus units, please use the formula provided below to
determine if the project meets the Site Plan Review threshold for unit count. If project meets the threshold(s) but
qualifies under the exemption criteria per Section 16.05.D please confirm exemption with Department of City
Planning’s DSC Housing Unit.

16 units allowed by right (permitted by LAMC) - 7 existing units =9 units

O YES, Site Plan Review is required, if proposed by right units minus existing units is equal to or greater than 507
W NO, Site Plan Review is not required, if Base Density units minus existing units is less than 50
O Exempt (please specify):

INCENTIVES
A. Base Incentives (Please check all that apply)

1) Floor Area Ratio®:

FAR (whichever is greater)
Tier 1 40% or 2.75:1 in commercial zone
Tier 2 45% or 3.25:1 in commercial zone
Tier 3 50% or 3.75:1 in commercial zone
Tier 4 55% or 4.25:1 in commercial zone
RD Zones or tslraetcllif;; :Ilaatr:asll:%\grlay Districts 45%, unless Tier 1
If Base FAR < 1.25:1 2.75:1
Greater Downtown Housing Incentive Area® 40%
Required (per LAMC) Proposed (per TOC)
Final Floor Area Ratio™ 3:1 4.5:1
(2) Parking Reductions Allowed
Minimum Parking Requirements
Residential Ground Floor Commercial
Tier 1 0.5 spaces per bedroom 10% Reduction
Tier 2 1 space per unit 20% Reduction
Tier 3 0.5 space per unit 30% Reduction
Tier 4 No parking requirements 40% Reduction
100% Affordable Housing No parking requirements
Total number of bedrooms 71
Total number of residential units 29
Non-residential Parking per code
Required (per LAMC) Proposed (per TOC)
Final Residential Parking 57 50

Final Non-Residential Parking

Other Parking Notes: Only 15 parking spaces required

7 Site Plan Review may also be required if other characteristics of the project exceeds the thresholds listed in Sec. 16.05 of the LAMC.
8 Refer to TOC Guidelines Section VI.1.b. for exceptions

9 Calculated per LAMC 12.22 A.29(c)(1)

10 Refer to TOC Guidelines Section VI.1.b. for exceptions
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B. Qualification for Additional Incentives: (Please check only one)

Minimum Required Restricted Affordable Housing Units, calculated as a percentage of the base density allowed on
the date of the application.

Incentives | % Extremely Low Income | % Very Low Income % Low Income
One a 4% O 5% a 10%
Two a 7% O 10% a 20%
Three 1% 0O 15% a 30%

C. Additional Incentives (Please check selected incentives as qualified according to Section 9B)

Required (per LAMC) Proposed (per TOC
1) Yard/Setback (each yard counts as 1 incentive in Tiers 1 and 2; two yards count as 1 in Tiers 3 and 4)

m)

—

[ RAS 3 Yards (only for commercial zones —please specify numbers below, but only check this box)
a Front
a Rear
a Side (1)
O Side (2)
Side and Rear Yards
Tier 1 25%
Tier 2 30%
Tier 3 30% or depth of two yards
Tier 4 35% or depth of two yards
When Abutting R1 or More Restrictive Zones No Reductions Allowed
O (2) Lot Coverage S _
O (3) Lot Width
(4) Height/ # of Stories 45 67
Height
Tier1 11 feet for one story
Tier 2 11 feet for one story
Tier 3 22 feet for two stories
Tier 4 33 feet for three stories
. . . Second and third additional stories must be
Lots with Height Limits of 45 feet or less stepped-back at least 15 feet from any frontage
Transitional Height (check one): O Per LAMC O Per TOC Guidelines™ 3 Not Applicable
7 (5) Open Space 5800 4350

3 (6) Density Calculation
3 (7) Averaging (all count as 1 incentive — mark as many as needed)
FAR
Density
Parking
Open Space
Vehicular Access
O (8) Public Facility Zone

aaaaa

TOTAL # of Additional Incentives Requested: 3

Other Incentive Notes: The 3rd incentive is a 2nd OS incentive for 25% reduction in OS reauired on Ground Floor

" Please provide elevations that show the 45 degree angle as allowed by the TOC guidelines to determine the allowed height.
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11. COVENANT:
All Transit Oriented Communities projects are required to prepare and record an Affordability Covenant to the
satisfaction of the Los Angeles Housing and Community Investment Department's Occupancy Monitoring Unit before

a building permit can be issued. Please contact the Housing and Community Investment Department of Los Angeles
(HCIDLA) at (213) 808-8843 or hcidla.lacity.org

12. REPLACEMENT UNITS:
AB 2222, as amended by AB 2556, requires that density bonus eligible projects replace any pre-existing affordable
housing units on the project site. Replacement units include the following: (Answer the following with “yes” if any of
these items apply to what is currently existing on the site or “no” if they do not. Write in N/A if the item is not
applicable to your project)
A. Units subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and
families of lower or very low income? no
Units occupied by lower or very low income households below 80% AMI per California Department of Housing
and Community Development Department levels not already listed above? no
Units subject to the Rent Stabilization Ordinance not already listed above? yes
Units that have been vacated or demolished in the last 5 years? no
Per AB 2556, are the number of replacement units and number of bedrooms equivalent to that being demolished
(as shown on Existing Development Table on page 2 above)? ves

moo

Disclaimer: This review is based on the information and plans provided by the applicant at the time of submittal of this
form. Applicants are advised to verify any zoning issues such as height, parking, setback, and any other applicable zoning
requirements with Building and Safety.
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Los Angeles

HOUSING+COMMUNITY Eric Garcetti, Mayor
Investment Department Rushmore D. Cervantes, General Manager
DATE: January 25, 2019
TO: Greenfield Ohio, LLC, a California limited liability company, Owner
FROM: Marites Cunanan, Sr Mgmt Analyst I %W
Los Angeles Housing and Community Investment Department

SUBJECT: AB 2556 (TOC) Determination for
1427-1429 S. Greenfield Ave., Los Angeles, CA 90025
1431-1433 S. Greenfield Ave., Los Angeles, CA 90025

Based on the Affordable Unit Determination Application submitted by Tony Russo (Owner Representative) on
behalf of Greenfield Ohio, LLC, a California limited liability company (Owner), the Los Angeles Housing +
Community Investment Department (HCIDLA) has determined that seven (7) units (as detailed below) are subject
to replacement under AB 2556 (formerly AB 2222).

Information about the existing property for the five years prior to the date of the application is required in order to
make a determination. HCIDLA received the Affordable Unit Determination Application on or about October 26,
2018, so HCIDLA must collect data from October 2013 to October 2018.

Greenfield Ohio, LLC, a California limited liability company (Owner) acquired the property commonly known
as: 1427-1429 S. Greenfield Ave. under APN # 4324-014-014, Lot 11 on June 27, 2017 per Grant Deed. 1431-
1433 S. Greenfield Ave. under APN # 4324-014-013, Lot 9 on June 27, 2017 per Grant Deed.

Per Google Earth images, Department of City Planning (ZIMAS), County Assessor Parcel Information
(LUPAMS), Real Quest database, Billing Information Management System (BIMS) database, Code, Compliance
and Rent Information System (CRIS) database, and Internet Search, the property commonly known as 1427-1429
S. Greenfield Ave. has a use code of “0500-Five or More Units”. Per the Rent Stabilization Ordinance (RSO)
Unit, the property commonly known as 1427-1429 S. Greenfield Ave. has five (5) units that are subject to the
RSO.

Per Google Earth images, Department of City Planning (ZIMAS), County Assessor Parcel Information
(LUPAMS), Real Quest database, Billing Information Management System (BIMS) database, Code, Compliance
and Rent Information System (CRIS) database, and Internet Search, the property commonly known as 1431-1433
S. Greenfield Ave. has a use code of “0200-Two Units”. Per the Rent Stabilization Ordinance (RSQO) Unit, the
property commonly known as 1431-1433 S. Greenfield Ave. has two (2) units that are subject to the RSO.

The Los Angeles Department of Building and Safety database indicates that the Owner has not applied for either a
Demolition Permit or a Building Permit for the new project.

Per statement received by HCIDLA on October 26, 2018, the Owner plans to construct a twenty-nine (29) unit
residential building, pursuant to Transit Oriented Communities (TOC) guidelines.
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ADDRESS BEDROOM TYPE

1427 S. Greenfield Ave. 1 bdrm

1427 V2 S. Greenfield Ave. Single
1429 S. Greenfield Ave. Single

1429 S. Greenfield Ave. #A Single

1429 S. Greenfield Ave. #B Single
1431 S. Greenfield Ave. 2 bdrms
1433 S. Greenfield Ave. 2 bdrms

No income documents were provided for these unit(s). Pursuant to AB 2556, where incomes of existing or
former tenants are unknown, the required percentage of affordability is determined by the percentage of extremely
low, very low, and low income rents in the jurisdiction as shown in the HUD Comprehensive Housing
Affordability Strategy (CHAS) database. At present, the CHAS database shows 31% Extremely Low (Below 31%
Area Median Income [AMI]), 19% Very Low ([31% to 50% AMIY}), and 18% Low ([51% to 80% AMI]) renter
households for Los Angeles (for a total of 68%). The balance of these unit(s) (i.e. 32%) are presumed to have
been occupied by persons and families above-lower income.

Number of Existing RSO Units within five (5) years of Owner’s application = 7
Number of Affordable Replacement Units required per CHAS: 5 (see table)

7 Units x 68% 5 Units
31% Extremely Low 2 Units
19% Very Low 2 Units
18% Low 1 Unit

Market Rate RSO units | 2 Units

Number of Unit(s) presumed to be above-lower income subject to replacement =2
For Rental:

Pursuant to CHAS, five (5) unit(s) need to be replaced with equivalent type, with two (2) units restricted to
Extremely Low Income Households, two (2) units restricted to Very Low Income Households, and one (1) unit to
Low Income Households. For the two (2) remaining units presumed to have been occupied by an above-lower
income person or household, as permitted by California Government Code §65915(c)(3)(C)(ii), the City has opted
to require that those unit(s) be replaced in compliance with the City’s Rent Stabilization Ordinance (RSO).

Please note that all the new units may be subject to RSO requirements unless an RSO Exemption is filed and
approved by the RSO Section. This determination is provisional and subject to verification by the RSO Section.

This AB 2556 determination only applies if the proposed project is a rental TOC project and NOT condominiums.
In the event the project changes to condominiums, the owner needs to request an AB 2556 amendment to reflect
100% replacement of the units. In addition, if the project is changed from TOC to Density Bonus or vice-versa, an
AB 2556 amendment will also be required.

/11

**JF APPLICABLE ONLY**
CAUTION: LOT TIES AND EXISTING SINGLE FAMILY DWELLINGS
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ISSUE: | Does the property have a SINGLE FAMILY DWELLING on one lot that will be demolished for J
the NEW project and is a LOT TIE required for the NEW project?

IF YES: | Owner’s replacement obligation will INCREASE by one, unless the existing single family dwelling
is demolished before the lots are tied.

IF NO: Owner’s replacement obligation remains the SAME as above.

cc: Los Angeles Housing and Community Investment Department File
Greenfield Ohio, LLC, a California limited liability company, Owner
Ulises Gonzalez, Case Management Section, City Planning Department

RM:MAC:dk
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