DEPARTMENT OF CITY PLANNING
APPEAL REPORT

City Planning Commission Case No.: DIR-2019-6048-TOC-SPR-
WDI-1A
Date: October 8, 2020 CEQA No.: ENV-2016-273-MND-REC1
Time: After 8:30 a.m.* Incidental Case: None
Place:  In conformity with the Governor's Related Case: None _
Executive Order N-29-20 (March 17, ~ Council No.: 1 - Gilbert Cedillo
2020) and due to concerns over Plan Area: Northeast Los Ange|eS
COVID-19, the CPC meeting will be Specific Plan: Cornfield / Arroyo Seco
conducted entirely telephonically by Certified NC: Lincoln Heights
Zoom [https://zoom.us/]. GPLU: Commercial Manufacturing
Zone: [TI[QICM-2D
Public Hearing: Required Applicant: Jay Stark,
Appeal Status: Not Further Appealable _ R Cap Avenue 34, LLC
Expiration Date:  October 8, 2020 Representative: ~ Andrew Brady,
DLA Piper, LLP
Appellant: Patricia Camacho

PROJECT
LOCATION:

PROPOSED
PROJECT:

APPEAL
ACTION:

135 — 153 West Avenue 34

The proposed project is the construction, use, and maintenance of a new, five-story,
514,756 square-foot mixed-use building with 468 dwelling units, including 66 dwelling
units set aside for Very Low Income Households (or 14% of the proposed density) and
16,395 square feet of commercial space. The development will be constructed within two
(2) phases, and is designed as one (1) building which includes two (2) levels of
subterranean parking across the entire site with three (3) structures above that include
residential and commercial uses. The structures will be four (4) and five (5) stories tall
with a total of 311 automobile parking spaces, 35 short-term and 264 long-term bicycle
parking spaces, and a total of 49,152 square feet of open space for residents.

Pursuant to Los Angeles Municipal Code (LAMC) Sections 12.22-A,25(g) and 12.22-
A,31, an appeal of the Director of Planning’s Determination approving a Transit Oriented
Communities Affordable Housing Incentive Program project allowing a 70% increase in
density for a Tier 3 project totaling 468 dwelling units with 66 units set aside as affordable
housing units for Very Low Income (VLI) Households for a period of 55 years along with
the following two (2) Additional Incentives:

a. Setback. To permit the use of any or all the yard requirements for the RAS3 Zone in
lieu of the [T][Q]JCM-2D, and

b. Transitional Height. To utilize the Transit Oriented Communities transitional height
requirements in lieu of those found in LAMC Section 12.21.1-A,10;

Pursuant to LAMC Section 16.05-H, an appeal of the Director of Planning’s Determination
approving a Site Plan Review for the construction, use and maintenance of a new, five-
story, mixed-use building with 468 dwelling units, and 16,395 square feet of commercial
space in the [T][Q]JCM-2D Zone;

An appeal of the adoption of the addendum to the previously adopted Mitigated Negative
Declaration (Case No. ENV-2016-273-MND).
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RECOMMENDED ACTIONS:

1.

Find, based on the independent judgment of the decision-maker, after consideration of the whole of
the administrative record, the project was assessed in Mitigated Negative Declaration No. ENV-2016-
273-MND, adopted on August 22, 2017; and pursuant to CEQA Guidelines 15162 and 15164, as
supported by the Addendum dated December 2019 no major revisions are required to the Mitigated
Negative Declaration; and no subsequent EIR or negative declaration is required for approval of the
project;

Deny the appeal and sustain the Director of Planning’s Determination approving a Transit Oriented
Communities Affordable Housing Incentive Program project allowing a 70% increase in density for a
Tier 3 project totaling 468 dwelling units with 66 units set aside as affordable housing units for Very
Low Income (VLI) Households for a period of 55 years along with the following two (2) Additional
Incentives:

a. Setback. To permit the use of any or all the yard requirements for the RAS3 Zone in lieu of the
[TIQICM-2D, and

b. Transitional Height. To utilize the Transit Oriented Communities transitional height requirements
in lieu of those found in LAMC Section 12.21.1-A,10;

Deny the appeal and sustain the Director of Planning’s Determination approving a Site Plan Review
for the construction, use and maintenance of a new, five-story, mixed-use building with 468 dwelling
units, and 16,395 square feet of commercial space in the [TI[QJCM-2D Zone; and

5. Adopt the Findings.

VINCENT P. BERTONI, AICP
Director of Planning

/z/‘/f %ﬂ%@( ﬁZ /L

Nicholas Hendricks, Senior City Planner Oliver Netburn, City Planner

=l

Michelle Carter, City Planning Associate
Michelle.Carter@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 City Planning Commission Secretariat, 200 North
Spring Street, Room 272, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are 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 this 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

The proposed project was presented to the City Planning Commission on August 13, 2020. At the
meeting, the Commission continued the item until the August 27, 2020 meeting. On August 17,
2020, the Planning Department received correspondence from the applicant’s representative
requesting further continuance until the October 8, 2020 City Planning Commission meeting.

Additionally, at the August 13, 2020 meeting a Technical Modification was submitted by the
Planning Department modifying Condition Nos. 9.d.iii, and 9.f. The modifications to Condition Nos.
9.d.iii and 9.f are consistent with the City’s tree planter size and renewable energy policies,
respectively. Therefore, staff recommends incorporation of the modifications to Condition Nos.
9.d.iii and 9.f, as follows:

9. Site Plan Review

d. Landscaping and Street Trees.

ii. All planters containing trees in grade shall have a minimum depth of 48 inches
(48").-includingtThose located on the rooftop area or above a parking garage shall
have a minimum depth of 42 inches of soil and shall provide the minimum soil
required to support the growth of healthy plants as follows, based on canopy at

maturity:
Canopy at Maturity Soil Volume
15" - 19’ 220 cu. ft.
20' - 24’ 400 cu. ft.
25 - 29 620 cu. ft.
30’ - 34’ 900 cu. ft.

f. Solar Panels. Solar thermal panels shall be installed on the project’s rooftop space to
be connected to the building’s electrical system. A minimum 45 4% of the available
roof area shall be reserved for the installation of a solar pheteveltaic thermal system,
to be installed prior to the issuance of a certificate of occupancy, in substantial
conformance with the plans stamped “Exhibit A”.

There has been no additional correspondence submitted to the case file.
PROJECT BACKGROUND

The subject property is comprised of seven (7) lots measuring approximately 219,296 square-foot
(5.03 acres) with a frontage of 685 feet along Avenue 34 and a frontage of 379 feet along
Pasadena Avenue. The subject property is zoned [T][Q]CM-2D within the Northeast Los Angeles
Community Plan Area with a Commercial Manufacturing land use designation. The project site is
located with Transit Oriented Communities (TOC), Tier 3.

The property is currently developed with industrial and commercial uses and associated surface
parking lot. The proposed project is the construction, use, and maintenance of a new, five-story,
514,756 square-foot mixed-use building with 468 dwelling units, including 66 dwelling units set
aside for Very Low Income Households (or 14% of the proposed density) and 16,395 square feet
of commercial space. The project will provide a total of 311 automobile parking spaces, 35 short-
term and 264 long-term bicycle parking spaces. The development will be constructed within two
phases, and is designed as one (1) building which includes two (2) levels of subterranean parking
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across the entire site and with three (3) structures that include residential and commercial uses.
The structures will be four (4) and five (5) stories tall with a total of 222 studio, 152 one-bedroom,
and 94 two-bedroom dwelling units, and a total of 49,152 square feet of open space for residents.

SURROUNDING PROPERTIES

Surrounding uses are within commercial manufacturing, urban center and public facilities zones
and are generally developed residential single-family, and commercial manufacturing structures.
The property to the north abutting the site is zoned UC(CA) and is currently vacant. The properties
to east, across Pasadena Avenue, are zoned [Q]RD2-1D, [Q]RD1.5-1D, [Q]PF-1D and [T][Q]CM-
2D and are developed with commercial, educational, and multi-family residential uses. The
properties to the south, across Avenue 34, are zoned UC(CA) and are improved with commercial
uses and a single-family and multi-family residential structures. The property to the west is zoned
PF-1 and is developed with the Metro Gold Line light rail.

STREETS AND CIRCULATION
Pasadena Avenue, abutting the property to the east, is designated as a Modified Avenue I

dedicated to a varying width of 76 to 81 feet, improved with asphalt roadway, curb, gutter, and
concrete sidewalks.

Avenue 34, abutting the property to the south, is a Modified Local Street-Standard dedicated to a
width of 50 feet, improved with asphalt roadway, curb, gutter, and concrete sidewalks.

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 Guidelines) for all Housing
Developments located within a one-half 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, an 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 facilities 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 proposed project is located less than a %2 mile from the Heritage Square Metro Gold Line Rail
Station and is therefore defined as a Major Transit Stop. Furthermore, as the project will set aside
14% of the total number of units for Very Low Income Households and meets all other eligibility
requirements of the TOC Affordable Housing Incentive Program, the project is entitled to the Base
Incentives.

In addition, as the project is 1,350 feet from the Heritage Square Metro Gold Line Rail Station the
project is located within Tier 3 of the TOC Guidelines. Therefore, as the project will set aside 10%
of the base number of units for Very Low Income Households, the project is entitled to two (2)
Additional Incentives. The applicant is requesting two (2) Additional Incentives.
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Given the above, the proposed project includes the following Base and Additional Incentives for
a qualifying Tier 3 Project:

Tier 3 Base Incentives:

a. Density: The subject property is zoned [T][Q]JCM-2D and limited to a maximum density of
one (1) dwelling unit per 800 square feet of lot area. With a lot area totaling 219,296
square feet, the project is permitted to construct up to 275 dwelling units (rounding up from
274.12). As an eligible Housing Development, the project is entitled for a 70 percent
density increase for a maximum of 468 total units; 468 units are proposed.

b. Floor Area Ratio (FAR): The subject property is zoned [T][QJCM-2D and limited to an
FAR of 3to 1. As an eligible Housing Development, the project is entitled to a 50 percent
FAR increase, or 4.5 to 1. As proposed, the project has a maximum FAR of 3 to 1.

c. Parking: Pursuant to LAMC Section 12.21-A,4, the proposed 468-unit project would be
required to provide a total of 638 residential and 33 commercial automobile parking
spaces. As an Eligible Housing Development, the project is entitled to provide Y2 parking
space per unit (or 234 parking spaces) and 24 commercial automobile parking spaces. As
proposed, the project is providing a total of 311 parking spaces.

Tier 3 Additional Incentives:

a. Setbacks. Eligible Housing Developments located in any commercial zone may utilize
any or all of the yard requirements for the RAS3 zone per LAMC 12.10.5. In this case, the
project would be required to provide side and rear yard conforming to the requirements of
the R4 Zone for portions of building erected and used for residential purposes, which
includes seven-foot side yards, and a 15-foot rear yard. The project as proposed, will
provide yard requirements conforming to the RAS3 zone.

b. Transitional Height. Eligible Housing Developments in Tier 3 may utilize transitional
height requirements in lieu of those found in LAMC 12.21.1-A,10, or any applicable
transitional height limits in a Specific Plan, including any requirements for reduced building
heights when a building is adjoining a more restrictive zone. Eligible Housing
Developments in Tier 3 may have the building height limit stepped-back at a 45 degree
angle as measured from a horizontal plane originating 25 feet above grade at the property
line of the adjoining lot in the RW1 Zone or more restrictive residential zone. However,
because the subject property does not adjoin a lot in the RW1 or more restrictive
residential zone, transitional height requirements described above do not apply. As
proposed, the project height of 73 feet is in conformance with this Additional Incentive.

Public Correspondence

Approximately 16 email correspondences were received in opposition of the proposed project.
The primary concerns included the size of the building, traffic, pedestrian safety, and parking in
the vicinity, as well as concerns regarding a neighboring lot that has been vacant for years due to
alleged dangerous ground contamination and a request for public hearing.

Issues

Metro concerns: correspondence was received regarding coordination with LA Metro. Staff met
and corresponded with representatives from LA Metro several times between April 2-23, 2020



DIR-2019-6048-TOC-SPR-WDI-1A A-4

regarding the project and received comments and off-site recommendations which included; 1)
clearer/additional signage for westbound traffic on Avenue 33 to ensure cars stop at the “Wait
Here” line when a train is oncoming and 2) a flashing signal on southbound Artesian Street and
Avenue 33 that indicates “No Right Turn” and/or “Train Approaching” that would be triggered when
trains pass through the crossing. To help ensure that cars from the project do not turn right into
the oncoming trains from Artesian Street.

The recommendations were not included in the Director's Determination as Conditions of
Approval as these are off-site improvements. However, the recommendations were provided to
the applicant who agreed to working with the Council Office and Metro to implement feasible
safety features on Avenue 33 and Artesian Street.
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APPEAL ANALYSIS

On June 12, 2020, the Director of Planning issued a Determination that conditionally approved a
Transit Oriented Communities Affordable Housing Incentive Program project for the proposed
project. On June 23, 2020, an appeal was filed by Patricia Camacho for the entire decision of the
Director of Planning.

The following statements have been compiled from the submitted appeal. The appeal in its
entirety have been attached herein for reference (Exhibit A).

1.

The Director is incorrect in claiming that the main egress will be on Avenue 34 and
Pasadena Avenue. Instead, the appellant argues that Artesian Street will be the main
path of egress which is not designed to handle the increase in vehicle trips

Page 14 claims the main egress will be on Ave 34 and Pasadena. That is factually incorrect.
The building’s plans show that the parking lot exits onto Artesian St. Traffic patterns show
that the majority of car trips will exit from Ave 34 to Artesian, then to the Ave 33 Gold Line
crossing, then to Lacy Street. In addition to being a shorter and more obvious route, driving
down Artesian and crossing the train tracks onto Lacy Street is the way that traffic apps such
as Google Maps and Waze recommend for trips to most destinations originating anywhere
on this block of W Avenue 34. Any other suggestion is factually wrong. Artesian is a one-
way 14-foot wide alley with no sidewalk and no lighting while also providing some parking.
Pedestrians walk in the traffic lane, as for instance, the residents of the proposed building
would do when walking from the building to the nearby Lincoln/Cypress Metro station. This
is not a place for 800 car trips a day.

Staff Response:

The subject property fronts Pasadena Avenue to the east and Avenue 34 to the south. In
an effort to reduce the number of curb cuts and to avoid automobile and pedestrian conflicts,
all automobile ingress and egress to the proposed project would be from Avenue 34 through
one (1), two-way driveway. Artesian Street, which is southwest of the subject property that
terminates at Avenue 34, is a one-way street in the direct away from the subject property.
While Artesian Street is near the subject property it does not abut the site and direct egress
is not through Artesian Street.

Nevertheless, the traffic study reviewed and approved by the Los Angeles Department of
Transportation (LADOT) found that the proposed project would result in approximately 188
a.m. peak hour outbound trips. Those trips would either exit the site to the west toward
Artesian Street, or to the east toward Pasadena Avenue. During the p.m. peak hour,
approximately 166 outbound trips would occur which would also either exit the site to the
west toward Artesian Street, or to the east toward Pasadena Avenue. LADOT did not
require the intersections of Artesian Street and Avenue 34 or Avenue 33 to be analyzed.

Therefore, given the current capacity of the surrounding roadway network, LADOT has
determined that Artesian Street would not be significantly impacted (as it did not require any
impact analysis) and the project would only result in significant impact at the intersections
at Figueroa Street and Avenue 26 and Pasadena Avenue/Avenue 26 and Daly Street.

In addition, no substantial evidence has been submitted to the record to demonstrate that
the conclusions of the MND and the addendum to the MND are incorrect.
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2,

The description of surrounding properties is incorrect.

Appeal Comment:

Page 15 states the surrounding properties to the South, across Avenue 34, are commercial
use with “a single-family residential structure.” This is incorrect as there are many single-
family residential structures, and the majority of properties on this block of W Avenue 34 are
for residential, not commercial use. Page 26 also states, in error, that this project is “not
located within an existing residential neighborhood.” These are blatant falsehoods and
mischaracterizations of our residential neighborhood, used to justify new housing under
false pretenses.

Staff Response

The surrounding uses are within commercial manufacturing, urban center and public
facilities zones and are generally developed residential and commercial manufacturing
structures. The property to the north abutting the site is zoned UC(CA) and is currently
vacant. The properties to east, across Pasadena Avenue, are zoned [QJRD2-1D, [Q]RD1.5-
1D, [Q]PF-1D and [T][Q]CM-2D and are developed with commercial, educational, and multi-
family residential uses. The properties to the south, across Avenue 34, are zoned UC(CA)
and are improved with commercial uses and single-family and multi-family residential uses.
The property to the west is zoned PF-1 and is developed with the Metro Gold Line light rail.

Therefore, while there are residential uses within the immediately neighborhood, the Letter
of Determination characterizes the neighborhood as a mixed neighborhood

The application requires Pro-Forma documentation and third-party peer review.

Appeal Comment

Page 20 starts with the claim that the application is in accordance with LAMC Section 12.22-
A,25(g). However 12.22-A,25(g)3 requires that a Pro-Forma or other documentation is
required to show that the waiver or modification is needed in order to make the Restricted
Affordable Units economically feasible. A third-party peer review of the pro-forma is also
required. It appears the affordable units will be available for a limited time, less than one
generation, and will result in the eviction of these community members once the limited time
has expired. This provision on page 20 needs to be addressed prior to any approval. It is
not in compliance with that directive.

Staff Response

Projects which are subject to the TOC Guidelines follow the procedures of LAMC Section
12.22-A,25(g)(2) which subsequently follows the procedures of the State Density Bonus
Law. On September 28, 2016, Governor Brown signed AB 2501, AB 2556, AB 2442, and
AB 1934 which amended State Density Bonus Law that went into effect January 1, 2017.
According to a staff memo dated January 18, 2017 regarding implementation of State
Density Bonus Law, AB 2501 clarified and amended a number of density bonus procedures;
one (1) of which is that the requirement for provision of special studies such as financial pro-
formas is no longer required in order for an application to be deemed complete. Thus, the
applicant is not required to submit financial pro-formas in order for the application to move
forward or in order for the Director to act.
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4. The addendum to the MND has adequately analyzed project impacts to the nearby
schools.

Appeal Comment:

Page 21 and 22 state that the project will not have an adverse impact on public health or
safety. This is not factual. Adding 800 trips daily at a number of crossings that disregard three
local schools is not in compliance with that statement. These schoolchildren will be adversely
affected as the project shows a clear preference to exiting toward Artesian and the Ave 33
Gold Line crossing. It is at this location that "Routes to School" from LA DOT clearly shows
the preferred route.

Staff Response

The traffic study was reviewed and approved by the Los Angeles Department of
Transportation. Mitigation Measures have been incorporated in the Director's Determination
as Conditions of Approval and the applicant is required to maintain ongoing contact with the
administrators of Hillside Elementary School, Loreta Street Elementary School, and Los
Angeles Leadership Academy Charter School and notify the administrative offices when
demolition, grading and construction activity are scheduled to begin on the project site so
that students and their parents will know when such activities are to occur. Additionally, the
developer is required to obtain school walk and bus routes to the schools from either the
administrators or from the Los Angeles Unified School District (LAUSD) Transportation
Branch and guarantee that safe and convenient pedestrian and bus routes to the school are
maintained. Furthermore, the conditions require installation of appropriate traffic signs
around the site to ensure pedestrian and vehicle safety and no staging or parking of
construction vehicles, including vehicles to transport workers on Pasadena Avenue, adjacent
to the school. To mitigate noise impacts on the schools, no construction vehicles or haul
trucks are to be staged or idled on Pasadena Avenue, adjacent to the school, during school
hours.

In addition, no substantial evidence has been submitted to the record to demonstrate that the
conclusions of the MND and the addendum to the MND are incorrect.

5. The addendum to the MND has adequately analyzed project impacts existing hazards
and the loss of existing trees.

Appeal Comment

The adjoining lot is contaminated with ground and water pollution of petroleum and VOC'’s.
There are oil pipelines under this property that may be conduits for the spread of pollutants.
The environmental review being used for this project (ENV-2016-273) was conducted in 2016
for a different proposal by a different developer that made different use of the property. The
ENV approves a host of actions that differ substantially from the current proponent’s
proposal. For instance, the ENV calls for preserving some existing structures on the property,
rather than a complete tear-down of all structures. The ENV calls for 372 residential units
and 467 parking spaces, however the Letter of Determination approves 468 residential units
and 286 parking spaces for residents. The ENV approves 1 story only of underground
excavated parking, although the Letter of Determination approves 2 stories of excavation.
The ENV requires the planting of 241 trees, however the Letter of Determination ignores that
requirement and approves the reduced planting of 219 trees. This Letter of Determination
makes no attempt to reconcile these blatant inconsistencies. Additionally, the ENV cites
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“Potentially Significant Impact” of this project on Public Services, Transportation/Circulation,
Biological Resources, and the release of Noise and Hazardous Materials. The lack of an
environmental review that specifically examines the project under consideration must be
corrected, and a new environmental review must be conducted that considers the new
proposal. The known pollution on this site combined with an outdated and non-applicable
environmental review make the city’s approval of this project and the denial of a public
hearing highly suspect. We find the Letter of Determination to be in contradiction to the
Environmental Review, and appeal its determinations.

Staff Response

All mitigation measures in Mitigated Negative Declaration, Case No. ENV-2016-273-MND
adopted on August 22, 2017, have been incorporated in the Director's Determination as
Conditions of Approval. No major revisions are required to the Mitigated Declaration and no
subsequent EIR or negative declaration is required for approval of the project. Additionally,
the adopted MND is the environmental document associated with the project along with the
revisions incorporated in the addendum dated December 2019. The project is required to
comply with all regulatory compliance measures related to pollutant discharge, dewatering,
stormwater conditions; and Best Management Practices for stormwater runoff.

Staff is unclear where the appellant finds that the MND requires planting 241 trees. The MND
does require the replacement of non-protected but “significant” trees (8-inch or greater trunk
diameter, or cumulative trunk diameter if multi-trunked, as measured 54 inches above the
ground) at a ratio of 1:1. The requirement to plant a minimum of 219 trees is a LAMC
requirement based on the number of dwelling units. If the replacement requirement of the
existing, “significant” trees is greater than 219 trees, then the applicant would be required to
plant the greater number.

In addition, no substantial evidence has been submitted to the record to demonstrate that the
conclusions of the MND and the addendum to the MND are incorrect.

6. Artesian Street is not a dead-end

Appeal Comment

Page 22 contains the statement that Ave 34 is a dead-end street. Incorrect. In fact this "dead-
end" turns onto Artesian Street, and becomes the main egress for 800 (at least) cars daily. It
is a severe transportation oversight that was condemned locally with many emails to City
Planning, CD1, LA DOT and State elected officials. We refute entirely the Director Finding
that claims there is evidence that no improvement is necessary. That statement is false and
we Appeal the Finding.

Staff Response

The Letter of Determination does not say that Artesian Street is a dead-end street, but that it
is “effectively a dead-end street.” This statement is made in response the finding needed to
approve the Waiver of Dedication and Improvement. Specifically, while traffic heading west
on Avenue 34 may turn left and continue onto Artesian Street, because Artesian is a one-
way street in the direction away from Avenue 34, no traffic from Artesian Street can directly
access Avenue 34. Therefore, the Director characterized Avenue 34 as “effectively a dead-
end” because only westbound traffic on Avenue 34 can continue through to Artesian Street
and neither Artesian Street or any other street contributes to traffic on Avenue 34 which
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terminates at Artesian Street and thus determined that the Waiver of Dedication and
Improvement was warranted Avenue 34 will not be utilized to the full extent of a typical Local
Street within the next 20 years

7. Northeast Los Angeles Community Plan Consistency (Residential)

Appeal Comment

Page 23 specifically states that Policy Objective 1-2 is to "allocate land for new housing to
accommodate a growth of population that is consistent with and promotes the health, safety,
welfare, convenience, and pleasant environment of those who live and work in the community
based on adequate infrastructure and government services, especially schools." This
Determination violates that Objective. Infrastructure in this immediate area is severely lacking
for a project of this scale. As to “health, safety, and welfare,” the absence and deficiency of
sidewalks, street lights, stop lights, crosswalks, and street parking for the areas affected by
this development directly contradict the Policy Objectives.

Staff Response

The Framework Element Objective 1-2 is followed by two (2) policies which are intended to
be used to implement the intent of the Objective. Specifically to 1) “[lJocate higher residential
densities near commercial and institutional centers, light rail transit stations, and major bus
routes to encourage pedestrian activity and use of public transportation, providing that
infrastructure, public service facilities, utilities, and topography will fully accommodate this
development” (Policy 1-2.2); and 2) [e]ncourage mixed-use development in selected
commercially-zoned areas.

As stated in the Letter of Determination, “the subject property is located less than a Y2-mile
from the Heritage Square Metro Gold Line Rail Station, thereby reducing vehicular trips to
and from the project site and congestion around the site;” and is located “within a primarily
commercial and industrial area...”

In addition, as stated by the appellant, there a number of public school within the vicinity.

8. Northeast Los Angeles Community Plan Consistency (Industrial)

Appeal Comment

Page 25 claims that under Objective 3-2 Policy 3-2.2 "Require compatibility through design
treatments, compliance with environmental protection standards, and health and safety
requirements for industrial uses that adjoin residential neighborhoods and commercial uses."
The adjacent stakeholders have addressed this lack of design treatment, environmental and
other inconsistencies with compatibility and safety. We have objected to the loss of parking
and transportation issues. None of these have been addressed, so therefore this is untrue
and refuted. We have, through exhaustive efforts through meetings and letters, seen "design
treatments, compliance with environmental protection standards, and health and safety
requirements" called for. This portion of the Determination Letter is false.

Staff Response
As discussed, the immediate neighborhood is a mix of residential and commercial

manufacturing uses and the subject property is currently improved with industrial and
commercial uses and associated surface parking lot. The proposed 468-unit mixed-use
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10.

development includes 16,395 square feet of commercial floor area that will provide
neighborhood serving uses to support the surrounding and create job opportunities in the
community. In addition, the project will provide 49,152 square feet of open space for
residents and 65,789 square feet of publicly accessible open space.

Mobility Plan 2035 Consistency

Appeal Comment

Page 27 states the Mobility Element of the General Plan (Mobility Plan 2035) is not likely to
be affected by the recommended action. This section states the varying widths of surrounding
streets and fails to mention that Artesian Street does not meet LA City standard street
dimensions, and has no sidewalks. One of the key policy initiates of Mobility Plan 2035 is to
consider community input before implementation of any Mobility Plan projects. Community
input regarding the safety of using Artesian Street as a main access when exiting the project
has not been taken into consideration. The overarching General Plan Framework and all
other elements of the General Plan are intended to promote an arrangement of land uses,
streets and services which will encourage and contribute to the economic, social and physical
health, safety, welfare and convenience of the people who live and work in each of the
communities. Oversight of the width, absence of sidewalks, and volume of vehicles which
will pass through Artesian Street will be detrimental to the safety, welfare, and convenience
of the existing residential community.

Staff Response

As discussed above, the subject property does not immediately abut Artesian Street and
therefore to the extent that Artesian Street is not fully improved, the proposed project has no
ability to widen or otherwise improve the roadway. In addition, as a result of the Metro Gold
Line right-of-way, the right-of-way of Artesian Street has been shifted from the planned street
grid and instead runs through property using either an roadway easement or was claimed
through eminent domain. As such, any roadway widening or improvement would require the
modification of such easement or claim of eminent domain.

LA DOT Routes to School

Appeal Comment

Page 28 calls for a pedestrian route that is nonconforming with the LA DOT Routes to School
that Loreto, Hillside, LA Leadership Academy, and Nightingale use. This implementation will
result in confusion and further exacerbate the safety issues for our children when 800 trips
(minimum) occur at the Gold Line crossing where the trains run at eight minute intervals.
Combined with the new and existing commercial traffic, city tow yard, the North East Animal
Shelter, the Lacy Studios as a film location will result in life-safety issues.

Staff Response

The applicant has agreed to provide additional enhanced pedestrian safety features off-site
that are to be reviewed and approved by LADOT. The pedestrian safety features are not
intended to serve as an alternative pedestrian route to neighboring schools but to enhance
pedestrian activity in the immediate vicinity of the project site. The project will include
pedestrian safety features such as pedestrian-activated crosswalk with in-pavement rapid
flashing beacons or an equivalent system, striped crosswalk across Avenue 34 adjacent to
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the project site, striping on Avenue 34, installation of appropriate wayfinding and safety
signage on Avenue 34 adjacent to the project site and on Artesian Street between Avenue
34 and Avenue 33.

LADOT Coordination

Appeal Comment

Page 30 makes the same ill-conceived determination and is found to be contradictory with
LA DOT rulings. Also we received an email from Wes Pringle from LA DOT that placed blame
on the Bureau of Engineering for this failure.

Staff Response

As an Eligible Housing Development in TOC Tier 3, the project is entitled to base incentives
including providing %2 parking space per unit and a reduced number of commercial
automobile parking spaces. The project will provide a total of 311 automobile parking spaces
287 residential automobile parking spaces located within two (2) subterranean levels.
Twenty-four off-street parking spaces will be provided for the commercial space which will
be located within the two (2) subterranean parking levels. Vehicular access to the proposed
project will be provided via a driveway off of Avenue 34. All private residential parking spaces
and the commercial parking spaces would be accessed via this driveway.

In his response to Violeta Martinez, Wes Pringle explained that LADOT'’s role in development
projects is to determine and review the state mandated environmental analysis of a project
and not “approving” projects and clarified that the number of trips that the project is expected
to produce is not based on the parking spaces and the request for reduction in parking had
no influence the outcome of the study. He further stated that LADOT found that each study
followed the guidelines and was done correctly. Additionally, he stated that per LADOT and
LACP guidelines, driveways for residential buildings are preferred to be located on alleys or
Local Streets and mentioned Bureau of Engineering (BOE) to highlight that street standards
are enforced by the BOE’s Land Development Group.

Consistency with the Northeast Los Angeles Community Plan

Appeal Comment

a. Section 3 of the NELA CDO, Section titled "Community Issues and opportunities" calls
for compatibility with the transportation needs of the residents.

b. NELA CDO Objective 1-2 states as a Policy that development must encourage using
public transportation providing that infrastructure will be fully accommodated.

c. NELA CDO Obijective 2-3 is to “minimize conflicts between auto-related and pedestrian-
oriented activities".

d. NELA CDO Industrial Goal 3 states that developments "are safe for the environment and
the workforce, and have minimal adverse impact on adjacent uses".

e. NELA CDO Goal 9 requires that at light rail crossings circulation must be maintained so
that there is "minimal impact" at crossing where auto and truck traffic is "severely
impacted".
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f. NELA CDO Section Circulation, Section titled Transportation Demand Management
(TDM) Strategies calls for Neighborhood protection (e. g. traffic control measures and
plan)

g. NELA CDO Goal 10 Objective 10-1 says that development will "comply with Citywide
performance standards for acceptable levels of service and ensure that necessary road
access and street improvements are provided to accommodate traffic generated by new
development.

h. NELA CDO Chapter IV Coordination Opportunities for Public Agencies looks at the
community's quality of life. It asks to "maintain and preserve the character and integrity
of existing neighborhoods and encourage participation in self-help preventative
maintenance to promote neighborhood conservation, beautification and rehabilitation.
Many of the residential structures have deferred maintenance issues and recognizing
would be a step forward.

i. NELA CDO, under the Framework provision, calls for monitoring. This has not been done
even though City Planning is the largest planning bureaucracy in the world. We find that
to be inexcusable. We note all the provisions in the Framework that say projects will be
approved as long as there is no controversy. We have sent dozens of emails, from many
stakeholders and local residents, that while we are supporting the affordable housing this
project brings, and that we are not NIMBY, we strenuously object to being cut out of the
conversation as our participation is required. We are contesting this project and require
to be heard at a public meeting per the coronavirus stipulations.

Staff Response

The appellant improperly referenced a Community Design Overlay, but instead was citing
Goals, Objectives and Policies from the Northeast Los Angeles Community Plan. That said,
the finding necessary as part of the Site Plan Review request requires the Director of
Planning find substantial conformance with the applicable Community Plan. In this case, as
discussed above and stated in the Letter of Determination, the Director made various findings
to demonstrate conformance with the residential, commercial and industrial land use sections
of the Community Plan.

With regard to Goals 9 and 10, the project has been conditioned to worked with LADOT in
an effort to implement a number of pedestrian safety measures, including, but not limited to:
1) installation of a pedestrian-activated crosswalk with in-pavement rapid flashing beacons
across Pasadena Avenue adjacent to site; 2) installation of appropriate additional wayfinding
and safety signage on Avenue 34 adjacent to the project site and on Artesian Street between
Avenue 34, and 3) improve sidewalks adjacent to the Project Site on Avenue 34 consistent
with the City’s Vision Zero Policy.

Lastly, the MND requires the implementation of a detailed Transportation Demand
Management (TDM) Program. The purpose of a TDM plan is to reduce the use of single
occupant vehicles (SOV) by increasing the number of trips by walking, bicycle, carpool,
vanpool and transit. A TDM plan should include design features, transportation services,
education, and incentives intended to reduce the amount of SOV during commute hours.
Through strategic building design and orientation, this project can facilitate access to transit,
can provide a pedestrian-friendly environment, can promote non-automobile travel and can
support the goals of a trip-reduction program.



DIR-2019-6048-TOC-SPR-WDI-1A A-13

13. Lack of a Public Hearing

Appeal Comment

We appeal the approval of the Letter of Determination without having held a public hearing
prior to its passage. The Zoning Administrator's Adjustment for this property (ZA-2016-272-
ZAA-SPR-CLQ) stipulates that a public hearing may only be avoided as long as the project
does not "have a significant effect on adjoining properties or the immediate neighborhood"
or is "likely to evoke public controversy". As evidenced by the many letters written by our
community to the city, this project has evoked public controversy. As the largest development
in the history of our neighborhood, robbing residents and local businesses of their only
parking spots, risking the survival of local businesses, adding hundreds of new tenants to our
small block, disrupting traffic patterns, endangering pedestrians, creating years of noise and
pollution during construction, all across the street from an elementary school, this project will
certainly "have a significant effect on adjoining properties or the immediate neighborhood".
Some of us have been told that the scheduling of a hearing was a director’s determination.
If this is the case, that determination was made in outright disregard for the stated concerns
of the community. Upon the successful repeal of this Letter of Determination, we call for the
immediate scheduling of a public hearing, and for all usual processes of approval
(Neighborhood Council, City Council, etc.) to be implemented before any further progress
may be made on this project.

Staff Response

As an Eligible Housing Development in TOC Tier 3 a public hearing is not required. However,
procedures for Site Plan Review states that the Director may set the matter for public hearing
if the Director finds that the matter may have a significant effect on neighboring properties.
The Mitigated Negative Declaration and the associated addendum did not identify any
significant negative impacts to neighboring properties. Therefore, a public hearing was not
held.
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STAFF CONCLUSION AND RECOMMENDATION

For the reasons stated herein, and in the findings of the Director's Determination, the proposed
project does comply with the applicable provisions of the Transit Oriented Communities Affordable
Housing Incentive Program and the California Environmental Quality Act (CEQA). Planning staff
evaluated the proposed project and determined it meets the Transit Oriented Communities
Program requirements and that the project was assessed in Mitigated Negative Declaration No.
ENV-2016-273-MND, adopted on August 22, 2017; and pursuant to CEQA Guidelines 15162 and
15164, as supported by the Addendum dated December 2019 no maijor revisions are required to
the Mitigated Negative Declaration; and no subsequent EIR or negative declaration is required
for approval of the project. Based on the complete plans submitted by the applicant and
considering the appellant’s arguments for appeal, staff finds that the project meets the required
findings.

Therefore, it is recommended that the City Planning Commission deny the appeal, sustain the
Determination by the Director of Planning, and include the modifications to Condition No. 9.d.iii
and 9.f.
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APPLICATIONS!:

|

Related Code Section: Refer to the City Planning case determination to identify the Zone Code section for the entitlement
and the appeal procedure.

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles
Municipal Code (LAMC).

A. APPELLATE BODY/CASE INFORMATION
1. APPELLATE BODY

O Area Planning Commission City Planning Commission O City Council [ Director of Planning
O Zoning Administrator

Regarding Case Number: DIR-2019-6048-TOC-SPR-WDI

Project Address: 135-153 W Avenue 34 Los Angeles, CA 90031

Final Date to Appeal: 06/26/2020

2. APPELLANT

Appellant identity: O Representative O3 Property Owner
(check all that apply) 0 Applicant O Operator of the Use/Site

@ Person, other than the Applicant, Owner or Operator claiming to be aggrieved
Patricia Camacho and Neighbors, Abutting Property Owners and Tenants

O Person affected by the determination made by the Department of Building and Safety

O Representative O Owner 0O Aggrieved Party
O Applicant O Operator

3. APPELLANT INFORMATION

Appellant’'s Name; Patricia Camacho

Company/Organization:

Mailing Address: 118 W Avenue 34

City: Los Angeles State: CA Zip: 90031

Telephone: 323-632-7550 E-mail: machocamacho73@yahoo.com

a. s the appeal being filed on your behalf or on behalf of another party, organization or company?

i Self O Other:

b. Is the appeal being filed to support the original applicant’s positon? [ Yes 4 No

CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4



4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: . Zip:

Telephone: E-mail:

5. JUSTIFICATION/REASON FOR APPEAL
a. Is the entire decision, or only parts of it being appealed? [J Entire K4 Part
b. Are specific conditions of approval being appealed? O Yes & No

If Yes, list the condition number(s) here:

Attach a separate sheet providing your reasons for the appeal. Your reason must state:
The reason for the appeal @ How you are aggrieved by the decision
& Specifically the points at issue Why you believe the decision-maker erred or abused their discretion

6. APPLICANT’S AFFIDAVIT
I certify that the statements contained in this application are complete and true:

Appellant Signature: ZLH/L/A Canathy Date: Jun 22, 2020

Patricia Camacho (Jun 22, 2020 20:33 PDT)

GENERAL APPEAL FILING REQUIREMENTS

B. ALL CASES REQUIRE THE FOLLOWING ITEMS - SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES
1. Appeal Documents

a. Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates)
Each case being appealed is required to provide three (3) sets of the listed documents.

Appeal Application (form CP-7769)
i Justification/Reason for Appeal
4 Copies of Original Determination Letter

b. Electronic Copy
Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials
during filing and return the fiash drive to you) or a CD (which will remain in the file). The following items must
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf’, “Justification/Reason
Statement.pdf”, or “Original Determination Letter.pdf” etc.). No file should exceed 9.8 MB in size.

c. Appeal Fee
Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application
receipt(s) to calculate the fee per LAMC Section 19.01B 1.
i Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1.

d. Notice Requirement
O Mailing List - All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide
noticing per the LAMC
O Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City
Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.

CP-7769 Appeal Application Form (1/30/2020) Page 2 of 4



SPECIFIC CASE TYPES - APPEAL FILING INFORMA TION

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 appealabie to the Citywide Planning Commission.

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 entitiement.

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



G. NUISANCE ABATEMENT

1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:

- Nuisance Abatement is only appealable to the City Council.

a. Appeal Fee

O Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1.

2. Plan Approval/Compliance Review

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4,

a. Appeal Fee

O Compliance Review - The fee charged shall be in accordance with the LAMC Section 19.01 B.
[0 Modification - The fee shall be in accordance with the LAMC Section 19.01 B.

NOTES

A Certified Neighborhood Council (CNC) or a
may not file an appeal on behalf of the Ne

individual on behalf of self,

Please note that the appellate body must act on
Los Angeles Municipal Code (LAMC)

The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.

This Section for City Planning Staff Use Only

Base Fee:

Reviewed & Accepted by (DSC Planner): Date:

Receipt No:

Deemed Complete by (Project Planner): Date:

O Determination authority notified

, O Original receipt and BTC receipt (if original applicant)

CP-7769 Appeal Application Form (1/30/2020)

Page 4 of 4

person identified as a member of a CNC or as representing the CNC
ighborhood Council; persons affiliated with a CNC may only file as an

your appeal within a time period specified in the Section(s) of the
pertaining to the type of appeal being filed. The Department of City Planning
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand.
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After reviewing the Letter of Determination for DIR-2019-6048-TOC-WDI that was signed June
12, 2020, we find that pages 14-33 are inconsistent and false, and therefore we appeal:

Page 14 claims the main egress will be on Ave34 and Pasadena. That is factually incorrect. The
building’s plans show that the parking lot exits onto Artesian St. Traffic patterns show that the
majority of car trips will exit from Ave 34 to Artesian, then to the Ave 33 Gold Line crossing, then
to Lacy Street. In addition to being a shorter and more obvious route, driving down Artesian and
crossing the train tracks onto Lacy Street is the way that traffic apps such as Google Maps and
Waze recommend for trips to most destinations originating anywhere on this block of W Avenue
34. Any other suggestion is factually wrong. Artesian is a one-way 14-foot wide alley with no
sidewalk and no lighting while also providing some parking. Pedestrians walk in the traffic lane,
as for instance, the residents of the proposed building would do when walking from the building
to the nearby Lincoln/Cypress Metro station. This is not a place for 800 car trips a day.

Page 15 states the surrounding properties to the South, across Avenue 34, are commercial use
with “a single-family residential structure.” This is incorrect as there are many single-family
residential structures, and the majority of properties on this block of W Avenue 34 are for
residential, not commercial use. Page 26 also states, in error, that this project is “not located
within an existing residential neighborhood.” These are blatant falsehoods and
mischaracterizations of our residential neighborhood, used to justify new housing under false
pretenses.

Page 20 starts with the claim that the application is in accordance with LAMC Section
12.22-A,25(g). However 12.22-A,25(g)3 requires that a Pro-Forma or other documentation is
required to show that the waiver or modification is needed in order to make the Restricted
Affordable Units economically feasible. A third-party peer review of the pro-forma is also
required. It appears the affordable units will be available for a limited time, less than one
generation, and will result in the eviction of these community members once the limited time has
expired. This provision on page 20 needs to be addressed prior to any approval. It is not in
compliance with that directive.

Page 21 and 22 state that the project will not have an adverse impact on public health or safety.
This is not factual. Adding 800 trips daily at a number of crossings that disregard three local
schools is not in compliance with that statement. These schoolchildren will be adversely
affected as the project shows a clear preference to exiting toward Artesian and the Ave 33 Gold
Line crossing. It is at this location that "Routes to School" from LA DOT clearly shows the
preferred route.

Additionally, the adjoining lot is contaminated with ground and water pollution of petroleum and
VOC’s. There are oil pipelines under this property that may be conduits for the spread of
pollutants. The environmental review being used for this project (ENV-2016-273) was conducted
in 2016 for a different proposal by a different developer that made different use of the property.
The ENV approves a host of actions that differ substantially from the current proponent’s



proposal. For instance, the ENV calls for preserving some existing structures on the property,
rather than a complete tear-down of all structures. The ENV calls for 372 residential units and
467 parking spaces, however the Letter of Determination approves 468 residential units and
286 parking spaces for residents. The ENV approves 1 story only of underground excavated
parking, although the Letter of Determination approves 2 stories of excavation. The ENV
requires the planting of 241 trees, however the Letter of Determination ignores that requirement
and approves the reduced planting of 219 trees. This Letter of Determination makes no attempt
to reconcile these blatant inconsistencies. Additionally, the ENV cites “Potentially Significant
Impact” of this project on Public Services, Transportation/Circulation, Biological Resources, and
the release of Noise and Hazardous Materials. The lack of an environmental review that
specifically examines the project under consideration must be corrected, and a new
environmental review must be conducted that considers the new proposal. The known pollution
on this site combined with an outdated and non-applicable environmental review make the city’s
approval of this project and the denial of a public hearing highly suspect. We find the Letter of
Determination to be in contradiction to the Environmental Review, and appeal its
determinations.

Page 22 contains the statement that Ave34 is a dead-end street. Incorrect. in fact this
"dead-end" turns onto Artesian Street, and becomes the main egress for 800 (at least) cars
daily. It is a severe transportation oversight that was condemned locally with many emails to
City Planning, CD1, LA DOT and State elected officials. We refute entirely the Director Finding
that claims there is evidence that no improvement is necessary. That statement is false and we
Appeal the Finding.

Page 23 specifically states that Policy Objective 1-2 is to "allocate land for new housing to
accommodate a growth of population that is consistent with and promotes the health, safety,
welfare, convenience, and pleasant environment of those who live and work in the community
based on adequate infrastructure and government services, especially schools." This
Determination violates that Objective. Infrastructure in this immediate area is severely lacking
for a project of this scale. As to “health, safety, and welfare,” the absence and deficiency of
sidewalks, street lights, stop lights, crosswalks, and street parking for the areas affected by this
development directly contradict the Policy Objectives.

Page 25 claims that under Objective 3-2 Policy 3-2.2 "Require compatibility through design
treatments, compliance with environmental protection standards, and health and safety
requirements for industrial uses that adjoin residential neighborhoods and commercial uses."
The adjacent stakeholders have addressed this lack of design treatment, environmental and
other inconsistencies with compatibility and safety. We have objected to the loss of parking and
transportation issues. None of these have been addressed, so therefore this is untrue and
refuted. We have, through exhaustive efforts through meetings and letters, seen "design
treatments, compliance with environmental protection standards, and health and safety
requirements" called for. This portion of the Determination Letter is false.



Page 27 states the Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be
affected by the recommended action. This section states the varying widths of surrounding
streets and fails to mention that Artesian Street does not meet LA City standard street
dimensions, and has no sidewalks. One of the key policy initiates of Mobility Plan 2035 is to
consider community input before implementation of any Mobility Plan projects. Community input
regarding the safety of using Artesian Street as a main access when exiting the project has not
been taken into consideration. The overarching General Plan Framework and all other elements
of the General Plan are intended to promote an arrangement of land uses, streets and services
which will encourage and contribute to the economic, social and physical health, safety, welfare
and convenience of the people who live and work in each of the communities. Oversight of the
width, absence of sidewalks, and volume of vehicles which will pass through Artesian Street will
be detrimental to the safety, welfare, and convenience of the existing residential community.

Page 28 calls for a pedestrian route that is nonconforming with the LA DOT Routes to School
that Loreto, Hillside, LA Leadership Academy, and Nightingale use. This implementation will
result in confusion and further exacerbate the safety issues for our children when 800 trips
(minimum) occur at the Gold Line crossing where the trains run at eight minute intervals.
Combined with the new and existing commercial traffic, city tow yard, the North East Animal
Shelter, the Lacy Studios as a film location will result in life-safety issues.

Page 30 makes the same ill-conceived determination and is found to be contradictory with LA
DOT rulings. Also we received an email from Wes Pringle from LA DOT that placed blame on
the Bureau of Engineering for this failure.

We refute pages 14-34 of the Determination and Appeal it's findings.

Furthermore,

Section 3 of the NELA CDO, Section titled "Community Issues and opportunities” calls for
compatibility with the transportation needs of the residents.

NELA CDO Obijective 1-2 states as a Policy that development must encourage using public
transportation providing that infrastructure will be fully accommodated.

NELA CDO Obijective 2-3 is to “minimize conflicts between auto-related and pedestrian-oriented
activities".

NELA CDO Industrial Goal 3 states that developments "are safe for the environment and the
workforce, and have minimal adverse impact on adjacent uses".

NELA CDO Gole 9 requires that at light rail crossings circulation must be maintained so that
there is "minimal impact" at crossing where auto and truck traffic is "severely impacted".



NELA CDO Section Circulation, Section titled Transportation Demand Management (TDM)
Strategies calls for Neighborhood protection (e. g. traffic control measures and plan)

NELA CDO Goal 0 Objective 10-1 says that development will "comply with Citywide
performance standards for acceptable levels of service and ensure that necessary road access
and street improvements are provided to accommodate traffic generated by new development.

NELA CDO CHapter IV Coordination Opportunities for Public Agencies looks at the community's
quality of life. It asks to "maintain and preserve the character and integrity of existing
neighborhoods and encourage participation in self-help preventative maintenance to promote
neighborhood conservation, beautification and rehabilitation. Many of the residential structures
have deferred maintenance issues and recognizing would be a step forward.

NELA CDO, under the Framework provision, calls for monitoring. This has not been done even
though City Planning is the largest planning bureaucracy in the world. We find that to be
inexcusable. We note all the provisions in the Framework that say projects will be approved as
long as there is no controversy. We have sent dozens of emails, from many stakeholders and
local residents, that while we are supporting the affordable housing this project brings, and that
we are not NIMBY, we strenuously object to being cut out of the conversation as our
participation is required. We are contesting this project and require to be heard at a public
meeting per the coronavirus stipulations.

Finally,

We appeal the approval of the Letter of Determination without having held a public hearing prior
to its passage. The Zoning Administrator's Adjustment for this property
(ZA-2016-272-ZAA-SPR-CLQ) stipulates that a public hearing may only be avoided as long as
the project does not "have a significant effect on adjoining properties or the immediate
neighborhood" or is "likely to evoke public controversy". As evidenced by the many letters
written by our community to the city, this project has evoked public controversy. As the largest
development in the history of our neighborhood, robbing residents and local businesses of their
only parking spots, risking the survival of local businesses, adding hundreds of new tenants to
our small block, disrupting traffic patterns, endangering pedestrians, creating years of noise and
pollution during construction, all across the street from an elementary school, this project will
certainly "have a significant effect on adjoining properties or the immediate neighborhood".
Some of us have been told that the scheduling of a hearing was a director’s determination. If
this is the case, that determination was made in outright disregard for the stated concerns of the
community. Upon the successful repeal of this Letter of Determination, we call for the immediate
scheduling of a public hearing, and for all usual processes of approval (Neighborhood Council,
City Council, etc.) to be implemented before any further progress may be made on this project.

Sincerely,



Aggrieved Residents and Businesses who live or work on the block adjacent to the property and

support this Appeal:

Patricia Camacho, 118 W Avenue 34, Los Angeles, CA 90031

Joshua Camacho-Snyder, 118 W Avenue 34, Los Angeles, CA 90031

David Camacho-Snyder, 118 W Avenue 34, Los Angeles, CA 90031

Violeta Martinez, 116 W Avenue 34, Los Angeles, CA 90031

Candido Martinez, 116 W Avenue 34, Los Angeles, CA 90031

Brandy Martinez, 116 W Avenue 34, Los Angeles, CA 90031

Alustretch LA, 120 W Avenue 23, Los Angeles, CA 90031

Michael Hayden, 134 W Avenue 34, Los Angeles, CA 90031

Anthony Lepore, 134 W Avenue 34, Los Angeles, CA 90031

Phil Wagner, 136 W Avenue 34, Los Angeles, CA 90031

Erin Trefry, 136 W Avenue 34, Los Angeles, CA 90031

David Barrios, 140 W Avenue 34, Los Angeles, CA 90031

Pae White, 164 W Avenue 34, Los Angeles, CA 90031

Tom Marble, 164 W Avenue 34, Los Angeles, CA 90031

Joseph Lepore, Leval of California, 3305 Pasadena Ave, Los Angeles, CA 90031
Marienela Felix, Setroc Apparel, 3305 Pasadena Ave, Los Angeles, CA 90031
Raquel Felix, Setroc Apparel, 3305 Pasadena Ave, Los Angeles, CA 90031
Adrian Bernal, Rough Trade Gear, 3305 Pasadena Ave, Los Angeles, CA 90031
Jessica Pimintel, Rough Trade Gear, 3305 Pasadena Ave, Los Angeles, CA 90031
Mario Silva, Califa Coast, 3305 Pasadena Ave, Los Angeles, CA 90031
Amanda Ross Ho, 3307 Pasadena Ave, Los Angeles, CA 90031

Erik Frydenborg, 3307 Pasadena Ave, Los Angeles, CA 90031

Frank Rodriguez, 315 W Avenue 33, Los Angeles, CA 90031

Mario Abrego, 118 W Avenue 33, Los Angeles, CA 90031

Alba Marroquin, 118 W Avenue 33, Los Angeles, CA 90031

Mauricio Rolon, 220 W Avenue 33, Los Angeles, CA 90031

Jessica Cardoza, 114 W Avenue 33, Los Angeles, CA 90031

Moskowitz Bayse, 119 W Avenue 33, Unit A, Los Angeles, CA 90031
Meredith Bayse, 119 W Avenue 33, Unit A, Los Angeles, CA 90031
Christopher Richmond, 119 W Avenue 33, Unit B, Los Angeles, CA 90031
Bailey Hikawa, 119 W Avenue 33, Unit B, Los Angeles, CA 90031

Scott Wagner, 119 W Avenue 33, Unit B, Los Angeles, CA 90031

Adam Moskowitz, 119 W Avenue 33, Unit B, Los Angeles, CA 90031

Haunted Wagon, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Online Ceramics, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Alix Ross, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Elijah Funk, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Jack Ramunni, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Avram Khan, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Coco Baldanado, 119 W Avenue 33, Unit C, Los Angeles, CA 90031



Josh Culberson, 119 W Avenue 33, Unit C, Los Angeles, CA 90031

Kevin Acevedo, 3244 Humboldt St, Los Angeles, CA 90031

Alberto Garcia, Carnes Asadas Pancho Lopez, 3328 Pasadena Ave, Los Angeles, CA
90031

John Ruley, Big Bad Sound, 211 W Avenue 33, Los Angeles, CA 90031

Zachary Fisher, Big Bad Sound, 211 W Avenue 33, Los Angeles, CA 90031

Dorothy Dubrule, Pieter Performance Space, 420 W Avenue 33, Los Angeles, CA 90031
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DIRECTOR’S DETERMINATION
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June 12, 2020

Applicant Case No. DIR-2019-6048-TOC-SPR-WDI
Jay Stark CEQA: ENV-2016-273-MND-REC1
R Cap Avenue 34, LLC Location: 135 — 153 West Avenue 34
949 South Hope Street, Suite 100 Council District: 1 - Gilbert Cedillo
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Community Plan Area: Northeast Los Angeles

Owner Land Use Designation: Commercial Manufacturing
ED1125 Zone: [T][Q]JCM-2D
141 West Avenue 34 Legal Description: Lots A & B, Parcel Map 541; Lot
Los Angeles, CA 90031 3, 23801 Tract; Fr. Lot 64, Pt.
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Representative Whittaker Richardson and
Andrew Brady Ernest Subdivision of Lots 2
DLA Piper, LLP and 3 Griffin Tract East Los
550 South Hope Street, Suite 2400 Angeles

Los Angeles, CA 90071
Last Day to File an Appeal: June 26, 2020

DETERMINATION - Transit Oriented Communities Affordable Housing Incentive Program,
Waiver of Dedication and Improvements, & Site Plan Review

Pursuant to the Los Angeles Municipal Code (LAMC) Sections 12.22-A,31, 12.37-l, and 16.05, |
have reviewed the proposed project and as the designee of the Director of City Planning, | hereby:

1. Approve a 70% increase in density bonus consistent with the provisions of the
Transit Oriented Communities Affordable Housing Incentive Program for a Tier 3
project with a total of 468 dwelling units, including 66 dwelling units reserved for
Very Low Income (VLI) Households occupancy for a period of 55 years, along with
the following two (2) Additional Incentives;

a. Setback. To permit the use of any or all the yard requirements for the RAS3
Zone in lieu of the [T][Q]JCM-2D, and



b. Transitional Height. To utilize the Transit Oriented Communities transitional
height requirements in lieu of those found in LAMC Section 12.21.1-A,10;

2. Approve a Waiver of Dedication and Improvement for a five-foot dedication and
three-foot widening along Avenue 34 and a 15 feet by 15 feet chamfer or a 20 foot
radius corner cut along northwest intersection of Avenue 34 and Pasadena
Avenue, in order to maintain the existing condition along Avenue 34 and the corner
of Avenue 34 and Pasadena Avenue;

3. Conditionally Approve a Site Plan Review for the construction, use and
maintenance of a new, five-story, mixed-use building with 468 dwelling units, and
16,395 square feet of commercial space in the [T][QJCM-2D Zone; and

4. Adopt the attached Findings.
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CONDITIONS OF APPROVAL

Pursuant to LAMC Section 12.22-A,31, 12.37 and 16.05, the following conditions are hereby
imposed upon the use of the subject property:

1. Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the applicant, stamped “Exhibit A,” and attached to
the subject case file. No change to the plans will be made without prior review by the
Department of City Planning, Expedited Processing Section, and written approval by the
Director of Planning. Each change shall be identified and justified in writing. Minor deviations
may be allowed in order to comply with the provisions of the Los Angeles Municipal Code or
the project conditions.

2. Base Incentives.

a.

Residential Density. The project shall be limited to a maximum density of 468 residential
units, including On-site Restricted Affordable Units.

Floor Area Ratio (FAR). The project is permitted a maximum FAR of 3 to 1.

Parking.

Automobile Parking. The project shall provide a minimum of 0.5 automobile parking
spaces per unit.

Bicycle Parking. Bicycle parking shall be provided in compliance with the Municipal
Code and to the satisfaction of the Department of Building and Safety. No variance
from the bicycle parking requirements has been requested or granted herein.

Adjustment of Parking. In the event that the number of Restricted Affordable Units
should increase or the composition of such units should change (i.e. the number of
bedrooms, or the number of units made available to Senior Citizens and/or Disabled
Persons), and no other Condition of Approval or incentive is affected, then no
modification of this determination shall be necessary, and the number of parking
spaces shall be re-calculated by the Department of Building and Safety based upon
the ratios set forth pursuant to LAMC Section 12.22-A,25.

Unbundling. Required parking may be sold or rented separately from the units, with
the exception of all Restricted Affordable Units which shall include any required
parking in the base rent or sales price, as verified by the Los Angeles Department of
Housing and Community Investment (HCIDLA).

3. Additional Incentives.

a. Setback. The project shall be permitted the use of any or all the yard requirements for the
RAS3 Zone.

b. Transitional Height. The project shall be permitted to utilize the Transit Oriented
Communities transitional height requirements in lieu of those found in LAMC Section
12.21.1-A,10.
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4. On-site Restricted Affordable Units.

a. Prior to issuance of a building permit, the owner shall execute a covenant to the
satisfaction of HCIDLA to make 14% of the total number of units for Very Low Income
Households, as defined by HCIDLA, for sale or rental as determined to be affordable to
such households by HCIDLA for a period of 55 years. In the event, the applicant reduces
the proposed density of the project, the number of required reserved On-site Restricted
Units may be adjusted, consistent with LAMC Section 12.22-A,31, to the satisfaction of
HCIDLA. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA.
The applicant shall provide a copy of the recorded covenant to the Department of City
Planning for inclusion in this file.

b. The project shall be permitted to provide all required On-site Restricted Affordable Units
for the entire project in Phase 1 of the proposed project, subject to the following conditions:

i. Prior to the issuance of a Certificate of Occupancy for Phase 1 of the proposed project,
the applicant shall submit plans for both Phase 1 and 2 to HCIDLA. In designating the
On-site Restricted Affordable Units, HCIDLA shall consider the design (including total
square footage, bedroom size, closet space amenities, number of bathrooms, etc.) of
all of the units to be constructed in both Phase 1 and 2; in addition, HCIDLA shall
consider access to, and distribution of amenities; and

ii. The project shall comply with the Guidelines for the Affordable Housing Incentives
Program adopted by the City Planning Commission and with any monitoring
requirements established by HCIDLA.

5. Changes in On-site Restricted Units. Deviations that increase the number of On-site
Restricted Units or that change the composition of units or change parking numbers shall be
consistent with LAMC Section 12.22-A,31.

6. Housing Replacement Requirements. The Housing and Community Investment
Department has determined that the proposed project is not required to provide replacement
units.

7. Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping.

8. Maintenance. The subject property (including all trash storage areas, associated parking
facilities, sidewalks, yard areas, parkways, and exterior walls along the property lines) shall
be maintained in an attractive condition and shall be kept free of trash and debris.

9. Site Plan Review.
a. Architecture.

i. Submit Elevations for all facades of all three (3) structures that are consistent with the
architecture, including design and materials, of the Elevations included in Exhibit “A”,
for review and approval by the Director.

ii. Revised the Floor Plans for Building A at the emergency exits located toward the

middle and western portion of the building to match the South Elevation, including
window treatment, exterior staircase and other architectural elements.
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b. Mechanical Equipment Screening and Trash Containers.

i. All exterior mechanical equipment, including HVAC equipment, satellite dishes,
cellular antennas and air conditioners, shall not be visible from public rights-of-way or
adjacent residences or placed in window or door openings.

ii. Trash storage bins shall be located within the building or a gated, covered enclosure
constructed of materials identical to the exterior wall materials of the building and
screened with landscaping, so as not to be viewed from public right-of way or adjacent
residences.

c. Lighting. Outdoor lighting shall be designed and installed with shielding, such that the
light source cannot be seen from adjacent residential properties, the public right-of-way,
nor from above.

d. Landscaping and Street Trees.
i. The project shall provide a minimum of 219 trees.

ii. All open areas not used for buildings, driveways, parking areas, recreational facilities
or walks shall be attractively landscaped, including an automatic irrigation system, and
maintained in accordance with a landscape plan prepared by a licensed landscape
architect or licensed architect, and submitted for approval to the Department of City
Planning.

ii. All planters containing trees shall have a minimum depth of 48 inches (48”), including
those located on the rooftop area or above a parking garage.

iv. Street trees shall be removed and planted as required by the Urban Forestry Division
of the Bureau of Street Services. All street tree plantings shall be brought up to current
standards. The actual number and location of new trees shall be determined at the
time of tree planting.

e. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections
99.04.106 and 99.05.106 of Article 9, Chapter IX of the LAMC.

f. Solar Panels. Solar panels shall be installed on the project’s rooftop space to be
connected to the building’s electrical system. A minimum 15% of the available roof area
shall be reserved for the installation of a solar photovoltaic system, to be installed prior to
the issuance of a certificate of occupancy, in substantial conformance with the plans
stamped “Exhibit A”.

g. Pedestrian and Safety.
i. Install pedestrian-activated crosswalk with in-pavement rapid flashing beacons or an
equivalent system as approved by LADOT across Pasadena Avenue adjacent to the

project site, subject to LADOT review and approval.

ii. Install continental striped crosswalk across Avenue 34 adjacent to the project site,
subject to LADOT review and approval.
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iii. Install road striping on Avenue 34, subject to LADOT review and approval.

iv. Coordinate with the Department of City Planning during the building permit plan check
process regarding the installation of appropriate additional wayfinding and safety
signage on Avenue 34 adjacent to the project site and on Artesian Street between
Avenue 34.

v. Subject to the review and approval of BOE and City Planning Department, improve
sidewalks adjacent to the Project Site on Avenue 34 consistent with the City’s Vision
Zero Policy.

10. Waiver of Dedication and Improvements.

a.

A five-foot wide strip of land along Avenue 34 shall be dedicated to complete the 30-foot
half right-of-way in accordance with Mobility Plan 2035.

No roadway improvement shall be required for the widening of Avenue 34, maintaining
the existing 17-foot half roadway.

A five-foot sidewalk improvement (in addition to the existing sidewalk) shall be constructed
within the dedicated area along Avenue 34 adjoining the property. The owner shall obtain
the necessary permits and approvals from the Bureau of Engineering (BOE) and all
sidewalk improvements shall to be done to the satisfaction of BOE.

The project shall not be required to provide a 15-foot by 15-foot chamfer or a 20-foot radius
corner cut along northwest intersection of Avenue 34 and Pasadena Avenue.

11. The project shall comply with all provision of Ordinance No. 179,280, except as otherwise
permitted herein.

Environmental Conditions

12. Tree Removal (Non-Protected Trees).

a.

b.

Prior to the issuance of any permit, a plot plan shall be prepared indicating the location,
size, type, and general condition of all existing trees on the site and within the adjacent
public right(s)-of-way.

All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi-
trunked, as measured 54 inches above the ground) non-protected trees on the site
proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box tree.
Net, new trees, located within the parkway of the adjacent public right(s)-of-way, may be
counted toward replacement tree requirements.

Removal or planting of any tree in the public right-of-way requires approval of the Board
of Public Works. Contact Urban Forestry Division at: 213-847-3077. All trees in the public
right-of-way shall be provided per the current standards of the Urban Forestry Division the
Department of Public Works, Bureau of Street Services.
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13. Habitat Modification (Native Nesting Birds).

a. Proposed project activities (including disturbances to native and non-native vegetation,
structures and substrates) should take place outside of the breeding bird season which
generally runs from March 1- August 31 (as early as February 1 for raptors) to avoid take
(including disturbances which would cause abandonment of active nests containing eggs
and/or young). Take means to hunt, pursue, catch, capture, or kill, or attempt to hunt,
pursue, catch, capture of kill (Fish and Game Code Section 86).

b. If project activities cannot feasibly avoid the breeding bird season, beginning thirty days
prior to the disturbance of suitable nesting habitat, the applicant shall:

i. Arrange for weekly bird surveys to detect any protected native birds in the habitat to
be removed and any other such habitat within 300 feet of the construction work area
(within 500 feet for raptors) as access to adjacent areas allows. The surveys shall be
conducted by a Qualified Biologist with experience in conducting breeding bird
surveys. The surveys shall continue on a weekly basis with the last survey being
conducted no more than 3 days prior to the initiation of clearance/construction work.

ii. If a protected native bird is found, the applicant shall delay all clearance/construction
disturbance activities within 300 feet of suitable nesting habitat for the observed
protected bird species (within 500 feet for suitable raptor nesting habitat) until August
31.

ii. Alternatively, the Qualified Biologist could continue the surveys in order to locate any
nests. If an active nest is located, clearing and construction within 300 feet of the nest
(within 500 feet for raptor nests) or as determined by a qualified biological monitor,
shall be postponed until the nest is vacated and juveniles have fledged and when there
is no evidence of a second attempt at nesting. The buffer zone from the nest shall be
established in the field with flagging and stakes. Construction personnel shall be
instructed on the sensitivity of the area.

iv. The applicant shall record the results of the recommended protective measures
described above to document compliance with applicable State and Federal laws
pertaining to the protection of native birds. Such record shall be submitted and
received into the case file for the associated discretionary action permitting the project.

14. Existing Toxic/Hazardous Construction Materials. (Lead Paint) Prior to the issuance of
any permit for demolition or alteration of the existing structure(s), a lead-based paint survey
shall be performed to the written satisfaction of the Department of Building of Safety. Should
lead-based paint materials be identified, standard handling and disposal practices shall be
implemented pursuant to Occupational Safety and Health Administration (OSHA) regulations.

15. Construction Activity Near Schools.

a. The Applicant and contractors shall maintain ongoing contact with the administrators of
Hillside Elementary School, Loreta Street Elementary School, and Los Angeles
Leadership Academy Charter School. The administrative offices shall be contacted when
demolition, grading and construction activity begin on the project site so that students and
their parents will know when such activities are to occur. The developer shall obtain school
walk and bus routes to the schools from either the administrators or from the Los Angeles
Unified School District (LAUSD) Transportation Branch (323) 342-1400 and guarantee
that safe and convenient pedestrian and bus routes to the school be maintained.
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b. The Applicant shall install appropriate traffic signs around the site to ensure pedestrian
and vehicle safety.

c. There shall be no staging or parking of construction vehicles, including vehicles to
transport workers on Pasadena Avenue, adjacent to the school.

d. Due to noise impacts on the schools, no construction vehicles or haul trucks shall be
staged or idled on Pasadena Avenue, adjacent to the school, during school hours.

16. Schools Affected by Haul Route. Haul route scheduling shall be sequenced to minimize
conflicts with pedestrians, school buses and cars at the arrival and dismissal times of the
school day. Haul route trucks shall not be routed past the school during periods when school
is in session especially when students are arriving or departing from the campus.

17. Increased Noise Levels (Demolition, Grading, and Construction Activities). In addition
to satisfying the noise-related conditions identified in [Q] Condition 10 of Ordinance 179,280,
the project contractor shall erect a temporary noise-attenuating sound barrier along the
perimeter of the Project Site’s southerly and easterly property line to minimize construction
noise levels at off-site properties. The sound wall shall be a minimum of 8 feet in height to
block the line of site of construction equipment and off site receptors at the ground level. The
sound barrier shall include %-inch plywood or other sound absorbing material capable of
achieving a 10-dBA reduction in sound level.

18. Increased Noise Levels (Parking Structure Ramps).
a. Concrete, not metal, shall be used for construction of parking ramps.
b. The interior ramps shall be textured to prevent tire squeal at turning areas.

19. Police. The plans shall incorporate the Design Guidelines (defined in the following sentence)
relative to security, semi-public and private spaces, which may include but not be limited to
access control to building, secured parking facilities, walls/fences with key systems, well-
illuminated public and semi-public space designed with a minimum of dead space to eliminate
areas of concealment, location of toilet facilities or building entrances in high-foot traffic areas,
and provision of security guard patrol throughout the project site if needed. Please refer to
“Design Out Crime Guidelines: Crime Prevention Through Environmental Design,” published
by the Los Angeles Police Department. Contact the Community Relations Division, located at
100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-6000. These measures shall be
approved by the Police Department prior to the issuance of building permits.

20. Transportation and Traffic. In addition to the TDM measures, implementing measure(s)
detailed in DOT’s communication to the Planning Department (DOT Case No. CEN 15-43306
dated January 28, 2016, attached) shall be complied with.

21. Transportation Demand Management (TDM) Program.

a. The purpose of a TDM plan is to reduce the use of single occupant vehicles (SOV) by
increasing the number of trips by walking, bicycle, carpool, vanpool and transit. A TDM
plan should include design features, transportation services, education, and incentives
intended to reduce the amount of SOV during commute hours. Through strategic building
design and orientation, this project can facilitate access to transit, can provide a
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22.

23.

pedestrian-friendly environment, can promote non-automobile travel and can support the
goals of a trip-reduction program.

b. A preliminary TDM program shall be prepared and provided for DOT review prior to the
issuance of the first building permit for this project and a final TDM program approved by
DOT is required prior to the issuance of the first certificate of occupancy for the project.
The TDM program should include, but not be limited to, the following strategies:

i. Provide an internal Transportation Management Coordination Program with an on-site
transportation coordinator;

ii. Design the project to ensure a bicycle, transit, and pedestrian friendly environment;

iii. Provide unbundled parking that separates the cost of obtaining assigned parking
spaces from the cost of purchasing or renting residential units;

iv. Accommodate flexible/alternative work schedules and telecommuting programs;

v. A provision requiring compliance with the State Parking Cash-out Law in all leases:

vi. Coordinate with DOT to determine if the project location is eligible for future Integrated
Mobility Hub (which can include space for a bike share kiosk, and/or parking spaces
on-site for car-share vehicles;

vii. Provide on-site transit routing and schedule information;

viii. Provide a program to discount transit passes for residents/employees possibly through
negotiated bulk purchasing passes with transit providers;

ix. Provide rideshare matching services;

x. Preferential rideshare loading/unloading or parking location;

xi. Contribute to a one-time fixed fee contribution of $75,000 to be deposited into the
City’s Bicycle Plan Trust Fund to implement bicycle improvements in the vicinity of the
project.

In addition to these TDM measures, DOT also recommends that the Applicant explore the
implementation of an on-demand van, shuttle or tram service that connects the project
employees to off-site transit stops based on the transportation needs of the project
employees. Such a service can be included as an additional measure in the TDM program
if it is deemed feasible and effective by the applicant.

The Applicant shall implement a TDM/TMP to reduce the project trip generation by 15 percent.
Specifically, the project shall not exceed a driveway trip volume count of 179 trips during the
a.m. peak hour and 222 trips during the pm peak hour, at full occupancy. To achieve this peak
hour driveway trip volume requirement through implementation of an on-site Transportation
Demand Management (TDM) Plan the project shall implement a Trip Monitoring Program
(TMP).

The Applicant shall record a covenant and agreement to annually monitor and submit reports
on the progress of the driveway trip reduction plan to DOT. Annual reports shall include a
report on the observed trip generation and on the project’s mode share. The detailed goals,
objectives, terms and strategies of the TDM plan and reporting requirements shall be
determined during the preparation of the final. The TDM plan is due prior to the issuance of
any temporary or final certificate of occupancy permit for the project. The plan should also
identify any appropriate penalties, should the project not achieve compliance with the targeted
number of driveway trips within a year of exceeding the limits. The TMP shall continue until
such time that the project has shown, for five (5) consecutive years, at a minimum of 85%
occupancy, accomplishment of the peak hour driveway trip volume requirement as listed.

DIR-2019-6048-TOC-SPR-WDI Page 9 of 34



24.

25.

26.

27.

Transportation Systems Management (TSM) Improvements. The Applicant shall
implement the upgrades, detailed below by LADOT’s ATSAC Section, through the B-Permit
process. LADOT’s ATSAC Section has identified the need to update the existing traffic signal
system. Specifically, install one CCTV camera, a new type 2070 controller, and the necessary
infrastructure (including, but not limited to, fiber optic and interconnect) to activate the new
installation, at the Pasadena Avenue / Avenue 26 and Daly Street intersection. The video fiber
/ fiber optic improvements must be guaranteed prior to the issuance of any building permit
and complete prior to the issuance of any certificate of occupancy. Temporary certificates of
occupancy may be granted in the events of any delay through no fault of the applicant,
provided that, in each case, the applicant has demonstrated reasonable efforts and due
diligence to the satisfaction of DOT.

Construction Management Plan.

a. A construction work site traffic control plan shall be submitted to DOT for review and
approval prior to the start of any construction work. The plans shall show the location of
any roadway or sidewalk closures, traffic detours, haul routes, hours of operation,
protective devices, warning signs and access to abutting properties. All construction
related traffic shall be restricted to off-peak hours.

b. All delivery truck loading and unloading shall take place on site or within the boundaries
of an approved traffic control plan.

Transportation and Traffic (Construction). The developer shall install appropriate traffic
signs around the site to ensure pedestrian and vehicle safety at all times during the
construction period.

Pedestrian Safety During Construction.

a. The Applicant shall plan construction and construction staging as to maintain pedestrian
access on adjacent sidewalks throughout all construction phases. This requires the
applicant to maintain adequate and safe pedestrian protection, including physical
separation (including utilization of barriers such as K-Rails or scaffolding, etc.) from work
space and vehicular traffic, and overhead protection, due to sidewalk closure or blockage,
at all times.

b. Should permanent pedestrian routes be unavailable due to construction, safe and
accessible temporary pedestrian routes shall be provided adjacent to the project site.

c. Covered walkways should be provided where pedestrians are exposed to potential injury
from falling objects.

d. The Applicant shall keep sidewalk open during construction until only when it is absolutely
required to close or block sidewalk for construction and/or construction staging. Sidewalk
shall be reopened as soon as reasonably feasible taking construction and construction
staging into account.

Administrative Conditions

28.

Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building & Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building & Safety for final review and
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29.

30.

31.

32.

33.

34.

35.

36.

approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building & Safety shall be stamped by Department of City
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be
retained in the subject case file.

Covenant. Prior to the effectuation of this grant, a covenant acknowledging and agreeing to
comply with all the terms and conditions established herein shall be recorded in the County
Recorder's Office. The agreement (standard master covenant and agreement form CP-6770)
shall run with the land and shall be binding on any subsequent owners, heirs or assigns. The
agreement with the conditions attached must be submitted to the Department of City Planning
for approval before being recorded. After recordation, a certified copy bearing the Recorder's
number and date shall be provided for inclusion in case file.

Notations on Plans. Plans submitted to the Department of Building & Safety, for the purpose
of processing a building permit application shall include all of the Conditions of Approval herein
attached as a cover sheet, and shall include any modifications or notations required herein.

Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject conditions,
shall be provided to the Department of City Planning prior to clearance of any building permits,
for placement in the subject file.

Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.

Department of Building & Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building & Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building &
Safety for Building Code compliance, shall require a referral of the revised plans back to the
Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.

Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to the
under-grounding of utility lines, that are outside of substantial compliance or that affect any
part of the exterior design or appearance of the project as approved by the Director, shall
require a referral of the revised plans back to the Department of City Planning for additional
review and sign-off prior to the issuance of any permit in connection with those plans.

Enforcement. Compliance with and the intent of these conditions shall be to the satisfaction
of the Department of City Planning.

Expiration. In the event that this grant is not utilized within three years of its effective date
(the day following the last day that an appeal may be filed), the grant shall be considered null
and void. Issuance of a building permit, and the initiation of, and diligent continuation of,
construction activity shall constitute utilization for the purposes of this grant.
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37.

38.

Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.

Indemnification and Reimbursement of Litigation Costs.

Applicant shall do all of the following:

a. Defend, indemnify and hold harmless the City from any and all actions against the City
relating to or arising out of, in whole or in part, the City’s processing and approval of this
entitlement, including but not limited to, an action to attack, challenge, set aside, void, or
otherwise modify or annul the approval of the entitlement, the environmental review of the
entitlement, or the approval of subsequent permit decisions, or to claim personal property
damage, including from inverse condemnation or any other constitutional claim.

b. Reimburse the City for any and all costs incurred in defense of an action related to or
arising out, in whole or in part, of the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees), damages,
and/or settlement costs.

c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of
the City tendering defense to the applicant and requesting a deposit. The initial deposit
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on the
nature and scope of action, but in no event shall the initial deposit be less than $50,000.
The City’s failure to notice or collect the deposit does not relieve the applicant from
responsibility to reimburse the City pursuant to the requirement in paragraph (b).

d. Submit supplemental deposits upon notice by the City. Supplemental deposits may be
required in an increased amount from the initial deposit if found necessary by the City to
protect the City’s interests. The City’s failure to notice or collect the deposit does not
relieve the applicant from responsibility to reimburse the City pursuant to the requirement
in paragraph (b).

e. If the City determines it necessary to protect the City’s interest, execute an indemnity and
reimbursement agreement with the City under terms consistent with the requirements of
this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any action
and the City shall cooperate in the defense. If the City fails to notify the applicant of any claim,
action, or proceeding in a reasonable time, or if the City fails to reasonably cooperate in the
defense, the applicant shall not thereafter be responsible to defend, indemnify or hold
harmless the City.

The City shall have the sole right to choose its counsel, including the City Attorney’s office or
outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the applicant of any obligation
imposed by this condition. In the event the applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
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For purposes of this condition, the following definitions apply:

“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.

“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes actions,
as defined herein, alleging failure to comply with any federal, state or local law.

Nothing in the definitions included in this paragraph are intended to limit the rights of the City
or the obligations of the applicant otherwise created by this condition.
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PROJECT BACKGROUND

The subject property is comprised of seven (7) lots measuring approximately 219,296 square-foot
(5.03 acres) with a frontage of 685 feet along Avenue 34 and a frontage of 379 feet along
Pasadena Avenue. The subject property is currently developed with industrial and commercial
uses and associated surface parking lot.

The subject property is zoned [T][QJCM-2D within the Northeast Los Angeles Community Plan
Area with a Commercial Manufacturing land use designation. The project site is located with
Transit Oriented Communities (TOC), Tier 3. The site is located within an Urban Agriculture
Incentive Zone, and is 1.48 kilometers from the Upper Elysian Park Fault. The site is not located
within a flood zone, methane area, a landslide, or a Special Grading Area.

The proposed project is the construction, use, and maintenance of a new, five-story, 514,756
square-foot mixed use building with 468 dwelling units, including 66 dwelling units set aside for
Very Low Income Households (or 14% of the proposed density) and 16,395 square feet of
commercial space. The development will be constructed within two phases, and is designed as
one (1) building which includes two (2) levels of subterrean parking across the entire site and with
three (3) structures that include residential and commercial uses. The structures will be four (4)
and five (5) stories tall with a total of 222 studio, 152 one-bedroom, and 94 two-bedroom dwelling
units, and a total of 49,152 square feet of open space for residents.

The project will provide a total of 311 automobile parking spaces, 35 short-term and 264 long-
term bicycle parking spaces. Vehicular access to the site is provided via a two way driveway that
is accessible off of Avenue 34. Pedestrian access is located on Pasadena Avenue.

The project is located in Tier 3 of the Transit Oriented Communities Incentive Areas and therefore,
pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines
(TOC Guidelines), by setting aside 14% of the total number of dwelling units for Very Low Income
Households, the project is eligible for the Base Incentives (Residential Density, Floor Area Ratio
(FAR) and Automobile Parking). There are no additional incentives requested.

The subject property is zoned [T][Q]JCM-2D which allows a residential density of one (1) dwelling
unit per 800 square feet of lot area. At 219,296 square feet in size, the property has a base density
of 275 units (219,296 square feet of lot area divided by 800 square feet equals 274.12 - rounded
up to 275). Pursuant to the TOC Guidelines, projects within Tier 3 which are eligible for the Base
Incentives are eligible for a 70% density increase from the base density. Therefore, the project
is permitted a maximum of 468 total units. The project proposes a total of 468 residential units.

The project proposes all affordable units will be provided in Phase 1 of the construction of the
project. As determined by Housing and Community Investment Department (HCIDLA), the
affordable dwelling units will be comparable to market rate dwelling units, including total square
footage, bedroom size, closet space amenities, number of bathrooms, etc., the quality of interior
“finish” materials (e.g., floor and wall coverings) will also be comparable. Affordable units will not
be less than 90% of the average square footage of the market rate units with the same number
of bedrooms. The design of restricted dwelling units will generally reflect the average number of
bedrooms per dwelling unit in the development. Additionally, affordable dwelling units must be
reasonably interspersed among market-rate dwelling units within buildings A and B that will be
constructed during Phase 1.
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As the subject property is zoned [T][Q]CM-2D, located in Tier 3 and meets the eligibility criteria in
the TOC Guidelines for the Base Incentives, the project is allowed a percentage increase of the
FAR up to 50%. The [T][QJCM-2D zone allows for a 3:1 FAR. Therefore, the project is permitted
a maximum FAR of 3:1.

In addition, as the project is located in Tier 3, the project is eligible for the Base Incentive to allow
a parking at a ratio of 0.5 parking spaces per unit. As such, the project will provide a total of 311
automobile parking spaces. The project also proposes a total of 299 bicycle parking spaces (35
short-term and 264 long-term bicycle parking spaces).

The project includes a Waiver of Dedication and Improvement for a five-foot dedication and three-
foot widening along Avenue 34, and a 15-foot by 15-foot chamfer or a 20-foot radius corner cut
along northwest intersection of Avenue 34 and Pasadena Avenue, in order to maintain the existing
condition along Avenue 34 and the corner of Avenue 34 and Pasadena Avenue to maximize
available lot area to provide floor area for residential units.

SURROUNDING PROPERTIES

Surrounding uses are within commercial manufacturing, urban center and public facilities zones
and are generally developed residential single-family, and commercial manufacturing structures.
The property to the north abutting the site is zoned UC(CA) and is currently vacant. The properties
to east, across Pasadena Avenue, are zoned [Q]JRD2-1D, [Q]JRD1.5-1D, [Q]PF-1D and [T][Q]CM-
2D and are developed with commercial, educational, and multi-family residential uses. The
properties to the south, across Avenue 34, are zoned UC(CA) and are improved with commercial
uses and a single-family residential structure. The property to the west is zoned PF-1 and is
developed with the Metro Gold Line light rail.

STREETS

Pasadena Avenue, abutting the property to the east, is designated as a Modified Avenue I
dedicated to a varying width of 76 to 81 feet, improved with asphalt roadway, curb, gutter, and
concrete sidewalks.

Avenue 34, abutting the property to the south, is a Modified Local Street -Standard dedicated to
a width of 50 feet, improved with asphalt roadway, curb, gutter, and concrete sidewalks.

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 Guidelines) for all Housing
Developments located within a 2-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, an 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 facilities zones. Up to three (3) Additional Incentives may be granted
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in exchange for providing the requisite set aside of affordable housing as enumerated in the TOC
Guidelines.

The proposed project is located less than a 2 mile from the Heritage Square Metro Gold Line Rail
Station and is therefore defined as a Major Transit Stop. Furthermore, as the project will set aside
14% of the total number of units for Very Low Income Households and meets all other eligibility
requirements of the TOC Affordable Housing Incentive Program, the project is entitled to the Base
Incentives.

In addition, as the project is 1,350 feet from the Heritage Square Metro Gold Line Rail Station the
project is located within Tier 3 of the TOC Guidelines. Therefore, as the project will set aside 10%
of the base number of units for Very Low Income Households, the project is entitled to two (2)
Additional Incentives. The applicant is requesting two (2) Additional Incentives.

Given the above, the proposed project includes the following Base and Additional Incentives for
a qualifying Tier 3 Project:

Tier 3 Base Incentives:

a. Density: The subject property is zoned [T][Q]CM-2D and limited to a maximum density of
one (1) dwelling unit per 800 square feet of lot area. With a lot area totaling 219,296
square feet, the project is permitted to construct up to 275 dwelling units (rounding up from
274.12). As an eligible Housing Development, the project is entitled for a 70 percent
density increase for a maximum of 468 total units; 468 units are proposed.

b. Floor Area Ratio (FAR): The subject property is zoned [T][QJCM-2D and limited to an
FAR of 3to 1. As an eligible Housing Development, the project is entitled to a 50 percent
FAR increase, or 4.5 to 1. As proposed, the project has a maximum FAR of 3 to 1.

c. Parking: Pursuant to LAMC Section 12.21-A,4, the proposed 468-unit project would be
required to provide a total of 638 residential and 33 commercial automobile parking
spaces. As an Eligible Housing Development, the project is entitled to provide %2 parking
space per unit (or 234 parking spaces) and 24 commercial automobile parking spaces. As
proposed, the project is providing a total of 311 parking spaces.

Tier 3 Additional Incentives:

a. Setbacks. Eligible Housing Developments located in any commercial zone may utilize
any or all of the yard requirements for the RAS3 zone per LAMC 12.10.5. In this case, the
project would be required to provide side and rear yard conforming to the requirements of
the R4 Zone for portions of building erected and used for residential purposes, which
includes seven-foot side yards, and a 15-foot rear yard. The project as proposed, will
provide yard requirements conforming to the RAS3 zone.

b. Transitional Height. Eligible Housing Developments in Tier 3 may utilize transitional
height requirements in lieu of those found in LAMC 12.21.1-A,10, or any applicable
transitional height limits in a Specific Plan, including any requirements for reduced building
heights when a building is adjoining a more restrictive zone. Eligible Housing
Developments in Tier 3 may have the building height limit stepped-back at a 45 degree
angle as measured from a horizontal plane originating 25 feet above grade at the property
line of the adjoining lot in the RW1 Zone or more restrictive residential zone. Because the
subject property does not adjoin a lot in the RW1 or more restrictive residential zone,
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transitional height does not apply. As proposed, the project height of 73 feet is in
conformance with this Additional Incentive.

HOUSING REPLACEMENT

Pursuant to LAMC Section 12.22-A,31(b)(1), a Housing Development located within a Transit
Oriented Communities (TOC) Affordable Housing Incentive Area shall be eligible for TOC
Incentives if it meets any applicable replacement requirements of California Government Code
Section 65915(c)(3) (California State Density Bonus Law).

Assembly Bill 2222 (AB 2222) amended the State Density Bonus Law to require applicants of
density bonus projects filed as of January 1, 2015 to demonstrate compliance with the housing
replacement provisions which require replacement of rental dwelling units that either exist at the
time of application of a Density Bonus project, or have been vacated or demolished in the five-
year period preceding the application of the project. This applies to all pre-existing units that have
been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to
persons and families of lower or very low income; subject to any other form of rent or price control;
or occupied by Low or Very Low Income Households.

On September 28, 2016, Governor Brown signed Assembly Bill 2556 (AB 2556) which further
amended the State Density Bonus Law. The amendments took effect on January 1, 2017. AB
2556 clarifies the implementation of the required replacement of affordable units in Density Bonus
projects, first introduced by AB 2222. AB 2556 further defines "equivalent size" to mean that as a
whole, the new units must contain at least the same total number of bedrooms as the units being
replaced.

Pursuant to the Determination made by the Housing and Community Investment Department
(HCIDLA) dated August 30, 2019, the proposed project is not required to provide replacement
units. However, 66 units restricted to Very Low Income Households are proposed through the
Transit Oriented Communities Affordable Housing Incentive Program project. This is reflected in
the Conditions of Approval. Refer to the Transit Oriented Communities Affordable Housing
Incentive Program Background section of this determination for additional information.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
ELIGIBILITY REQUIREMENTS

To be an eligible Transit Oriented Communities (TOC) Housing Development, a project must meet
the Eligibility criteria set forth in Section IV of the Transit Oriented Communities Affordable
Housing Incentive Program Guidelines (TOC Guidelines). A Housing Development located within
a TOC Affordable Housing Incentive Area shall be eligible for TOC Incentives if it meets all of the
following requirements, which it does:

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide
On-Site Restricted Affordable Units at a rate of at least the minimum percentages
described below. The minimum number of On-Site Restricted Affordable Units shall be
calculated based upon the total number of units in the final project.

a. Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely
Low Income (ELI) income households, 11% of the total number of dwelling units
shall be affordable to Very Low (VL) income households, or 20% of the total
number of dwelling units shall be affordable to Lower Income households.

b. Tier2-9% ELI, 12% VL or 21% Lower.
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c. Tier3-10% ELI, 14% VL or 23% Lower.
d. Tier4-11% ELI, 15% VL or 25% Lower.

The project site is located within a Tier 3 Transit Oriented Communities Affordable
Housing Incentive Area. As part of the proposed development, the project is required to
reserve a total of 66 on-site dwelling units for Very Low Income Households which is 14%
of the 468 total dwelling units proposed as part of the Housing Development. As such, the
project meets the eligibility requirement for On-Site Restricted Affordable Units.

2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of
which must be located within 2,640 feet of a Major Transit Stop, as defined in Section Il
and according to the procedures in Section Ill.2 of the TOC Guidelines.

As defined in the TOC Guidelines, a Major Transit Stop is a site containing a rail station
or the intersection of two or more bus routes with a service interval of 15 minutes or less
during the morning and afternoon peak commute periods. The stations or bus routes may
be existing, under construction or included in the most recent Southern California
Association of Governments (SCAG) Regional Transportation Plan (RTP). The subject
property is located less than 2,640 feet from the Heritage Square Metro Gold Line Rail
Station and is therefore defined as a Major Transit Stop. Therefore, the project meets the
eligibility requirement for proximity to a Major Transit Stop.

3. Housing Replacement. A Housing Development must 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. Replacement housing units required per this section may also count
towards other On-Site Restricted Affordable Units requirements.

Pursuant to the Determination made by the Housing and Community Investment
Department (HCIDLA) dated August 30, 2019, the proposed project is not required to
provide replacement units. 66 units restricted to Very Low Income Households are
proposed through the Transit Oriented Communities Affordable Housing Incentive
Program project. Therefore, the project meets the eligibility requirement for providing
replacement housing consistent with California Government Code Section 65915(c)(3).

4. Other Density or Development Bonus Provisions. A Housing Development shall not
seek and receive a density or development bonus under the provisions of California
Government Code Section 65915 (state Density Bonus law) or any other State or local
program that provides development bonuses. This includes any development bonus or
other incentive granting additional residential units or floor area provided through a
General Plan Amendment, Zone Change, Height District Change, or any affordable
housing development bonus in a Transit Neighborhood Plan, Community Plan
Implementation Overlay (CPIO), Specific Plan, or overlay district.

There are no additional requests for density or development bonuses under the provisions
of the State Density Bonus Law or any other State or local program that provides
development bonuses, including, but not limited to a General Plan Amendment, Zone
Change, Height District Change, or any affordable housing development bonus in a
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or
overlay district. Therefore, the project meets this eligibility requirement.
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5. Base Incentives and Additional Incentives. All Eligible Housing Developments are
eligible to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to
three Additional Incentives listed in Section VII of the TOC Guidelines may be granted
based upon the affordability requirements described below. For the purposes of this
section below “base units” refers to the maximum allowable density allowed by the zoning,
prior to any density increase provided through these Guidelines. The affordable housing
units required per this section may also count towards the On-Site Restricted Affordable
Units requirement in Section IV.1 above (except Moderate Income units).

a. Two Additional Incentives may be granted for projects that include at least 7% of
the base units for Extremely Low Income Households, at least 10% of the base
units for Very Low Income Households, at least 20% of the base units for Lower
Income Households, or at least 20% of the base units for persons and families of
Moderate Income in a common interest development.

As an Eligible Housing Development, the project is eligible to receive the Base Incentives
listed in the TOC Guidelines. The project may be granted two (2) Additional Incentives for
reserving at least 10% of the base units for Very Low Income Households. (Base units
are the maximum allowable density allowed by the zone, prior to any requests for increase
in density provided by the Guidelines.) The project is requesting two (2) Additional
Incentives: 1) utilizing any or all of the yard requirements for the RAS3 zone per LAMC
12.10.5 and; 2) to allow the building height limit be stepped-back at a 45 degree angle as
measured from a horizontal plane originating 25 feet above grade at the property line. The
subject site is zoned [T][Q]CM-2D with a Commercial Manufacturing land use designation
and has a base density of 275 units. The project is setting aside 66 units for Very Low
Income Households which equates to more than 10% of the 275 base units permitted
through the underlying zoning of the site. Therefore, the project meets the eligibility
requirement for Base and Additional Incentives because the project will reserve at least
10% of the base units for Very Low Income Households.

6. Projects Adhering to Labor Standards. Projects that adhere to the labor standards
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in
Section VIl of these Guidelines (for a total of up to five Additional Incentives).

The project is not seeking additional incentives. Therefore, the project is not required to
adhere to the labor standards required in LAMC Section 11.5.11; this eligibility
requirement does not apply.

7. Multiple Lots. A building that crosses one or more lots may request the TOC Incentives
that correspond to the lot with the highest Tier permitted by Section Il above.

The proposed building crosses seven (7) lots that are located within Tier 3 of the Transit
Oriented Communities Affordable Housing Incentive Area. Therefore, this eligibility
requirement does not apply.

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier,
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted
Affordable Housing units required for any lower Tier and be limited to the Incentives
available for the lower Tier.
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The applicant has not selected a Lower Tier and is not providing the percentage of On-
Site Restricted Affordable Housing units required for any lower Tier. Therefore, this
eligibility requirement does not apply.

9. 100% Affordable Housing Projects. Buildings that are Eligible Housing Developments
that consist of 100% On-Site Restricted Affordable units, exclusive of a building manager’s
unit or units shall, for purposes of these Guidelines, be eligible for one increase in Tier
than otherwise would be provided.

The project does not consist of 100 percent On-Site Restricted Affordable units. It is not
eligible for or seeking an increase in Tier. As such, this eligibility requirement does not

apply.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
IAFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS

Pursuant to LAMC Section 12.22-A,31(e), the Director of Planning shall review a Transit Oriented
Communities Affordable Housing Incentive Program project application in accordance with the
procedures outlined in LAMC Section 12.22-A,25(Qg).

1.

The incentives are not required to provide for affordable housing costs as defined in
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the
affordable units.

The California Health & Safety Code Sections 50052.5 and 50053 define formulas for
calculating affordable housing costs for very low, low, and moderate income households.
Section 50052.5 addresses owner-occupied housing and Section 50053 addresses rental
households. Affordable housing costs are a calculation of residential rent or ownership pricing
not to exceed 25 percent gross income based on area median income thresholds dependent
on affordability levels. There were no 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.

The list of base incentives in the Transit Oriented Communities Guidelines were pre-evaluated
at the time the Transit Oriented Communities Affordable Housing Incentive Program
Ordinance was adopted to include various types of relief that minimize restrictions on the size
of the project. The base incentives are required to provide for affordable housing costs
because the incentives by their nature may result in increasing the scale of the project.

The additional incentives requested to utilize any or all of the yard requirements for the RAS3
Zone and the TOC Transitional Height would result in building design and construction
efficiencies that provide for affordable housing costs. Therefore, the Director finds that the
incentives are required to provide for affordable housing costs as defined in California Health
and Safety Code Section 50052.5 or Section 50053 for rents for the affordable units.

The Incentive will have a specific adverse impact upon public health and safety or the
physical environment, or on any real property that is listed in the California Register of
Historical Resources and for which there are no feasible method to satisfactorily
mitigate or avoid the specific adverse Impact without rendering the development
unaffordable to Very Low, Low and Moderate Income households. Inconsistency with
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the zoning ordinance or the general plan land use designation shall not constitute a
specific, adverse impact upon the public health or safety.

There has been no evidence provided that indicated that the proposed incentives will have a
specific adverse impact upon public health and safety or the physical environment, or on any
real property that is listed in the California Register of Historical Resources. 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 project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments. The
proposed project and potential impacts were analyzed in accordance with the California
Environmental Quality Act (CEQA) Guidelines and the project was determined to result in
less than significant impacts with the incorporation of mitigation measures related to
biological resources, hazards and hazardous materials, noise, police, and transportation and
traffic as reflected in the addendum dated December 2019 to the previously adopted MND.

Therefore, there is no substantial evidence that the proposed project will have a specific
adverse impact on the physical environment, on public health and safety, or on property listed
in the California Register of Historic Resources.

3. The incentives/waivers are contrary to state or federal law.

There is no substantial evidence in the record that the proposed incentives/waivers are
contrary to state or federal law.

WAIVER OF DEDICATION AND IMPROVEMENT FINDINGS

Pursuant to LAMC Section 12.37-1, the Director may waive, reduce, or modify the required
dedication or improvement as appropriate after making any of the following findings, in writing,
based on substantial evidence in the record.

a. The dedication or improvement requirement does not bear a reasonable relationship to
any project impact.

b. The dedication or improvement is not necessary to meet the City's mobility needs for the
next 20 years based on guidelines the Streets Standards Committee has established.

c. The dedication or improvement requirement is physically impractical.

4. The Director Finds, based on substantial evidence in the record that the dedication or
improvement is not necessary to meet the City's mobility needs for the next 20 years
based on guidelines the Streets Standards Committee has established.

The City’s General Plan Transportation Element was updated with Mobility Plan 2035 which
aims to guide the continuing development of a citywide transportation system and provide
efficient movement of people and goods to achieve a transportation system that will balance
the needs of all road uses. The Plan recognizes that since the 1999 Transportation Element
was adopted, “there has been growing interest in restricting streets from being widened to
match their currently assigned designation.” With this in mind, community and specific plans
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have been updated and/or introduced with added footnotes and street modifications that
would restrict a street from future widening. Most streets retained its named designation “but
the footnotes and modifications indicated that the street was not to be widened in the future.”

Pasadena Avenue is designated as a Modified Avenue Il, dedicated to a varying width of 76
to 81 feet, improved with asphalt roadway, curb, gutter, and concrete sidewalks. Avenue 34
is a Modified Local Street — Standard, dedicated to a width of 50 feet, and improved with
asphalt roadway, curb, gutter, and concrete sidewalks. In order to comply with the applicable
Mobility Plan 2035 standards, the project would be required to provide a five-foot dedication
along Avenue 34 to provide half right-of-way of 30 feet, a three-foot widening along Avenue
34 to provide half roadway of 20 feet, and a 15-foot by 15-foot chamfer or a 20-foot radius
corner cut along the northwest intersection of Avenue 34 and Pasadena Avenue.

This portion of Avenue 34 west of Pasadena Avenue terminates at Artesian Street. Given that
Avenue 34 is effectively a dead-end street, the level of traffic does not warrant the increase
roadway widening. Therefore, as Avenue 34 will not be utilized to the full extent of a typical
Local Street within the next 20 years, the three-foot roadway improvement is not necessary
to meet the City's mobility needs for the next 20 years.

In lieu of the aforementioned requirements, the project will provide the required five-foot
dedication and a five-foot sidewalk widening improvement.

SITE PLAN REVIEW FINDINGS

5. The project is in substantial conformance with the purposes, intent and provisions of
the General Plan, applicable community plan, and any applicable specific plan.

The Los Angeles General Plan sets forth goals, objectives, and policies that guide both
Citywide and community specific land use policies. The General Plan is comprised of a range
of State-mandated elements, including, but not limited to, Land Use, Housing,
Transportation/Mobility, Noise, and Safety. Each of these Elements establishes policies that
provide for the regulatory environment in managing the City and for addressing environmental
concerns and problems. The maijority of the policies derived from these Elements are in the
form of Code Requirements of the Los Angeles Municipal Code. The City’s Land Use Element
is divided into 35 community plans that establish parameters for land use decisions within
those sub-areas of the City. While the General Plan sets out a long-range vision and guide to
future development, the 35 Community Plans provide the specific, neighborhood-level detail,
relevant policies, and implementation strategies necessary to achieve the General Plan
objectives. The project site is located in the Northeast Los Angeles Community Plan area and
is not subjected to any applicable specific plans.

Northeast Los Angeles Community Plan

The subject property is located within the Northeast Los Angeles Community Plan which was
updated by the City Council on June 15, 1999. The Northeast Los Angeles Community Plan
designates the subject property for Commercial Manufacturing land use, corresponding to the
CM and P Zones. The subject property is zoned [T][Q]JCM-2D. The proposed project
advances the following goals, objectives and policies of the Community Plan:

Goal 1: A safe, secure, and attractive residential environment for all economic, age, and
ethnic segments of the community.
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Objective 1-1:  To preserve and enhance existing residential neighborhoods.

Policy 1-1.1:  Protect existing stable single-family and other lower density
residential neighborhoods from encroachment by higher density
residential and other uses that are incompatible as to scale and
character or would otherwise diminish the quality of life.

Objective 1-2: To allocate land for new housing to accommodate a growth of
population that is consistent with and promotes the health, safety,
welfare, convenience, and pleasant environment of those who live
and work in the community based on adequate infrastructure and
government services, especially schools.

Policy 1-2.2: Locate higher residential densities near commercial and
institutional centers, light rail transit stations, and major bus routes
to encourage pedestrian activity and use of public transportation,
providing that infrastructure, public service facilities, utilities, and
topography will fully accommodate this development.

Policy 1-2.3: Encourage mixed-use development in selected commercially-
zoned areas.

Objective 1-6: To promote and ensure the provision of fair and equal housing
opportunities for all persons regardless of income and age groups or
ethnic, religious, or racial background.

Policy 1-6.1: Promote individual choice in type, quality, price, and location of
housing.

Policy 1-6.2: Promote mixed use in all multiple-family residential projects in
commercial zones.

Policy 1-6.3: Ensure that redevelopment activity minimizes displacement of
residents.

The proposed project is a new mixed-use development with a total of 468 dwelling units
(including 66 units reserved for Very Low Income Households) and 16,395 square feet of
commercial floor area. The project increases the housing stock and satisfies the needs
and desires of all economic segments of the community by maximizing the opportunity for
individual housing choice, and displaces no residents. Additionally, the subject property is
located less than a Y%2-mile from the Heritage Square Metro Gold Line Rail Station, thereby
reducing vehicular trips to and from the project site and congestion around the site.

Lastly, the construction of 468 new dwelling units within a primarily commercial and
industrial area will support the city’s housing needs while protecting existing stable single-
family and other lower density residential neighborhoods from encroachment by higher
density residential.

Goal 2: Strong and competitive commercial areas that suitably serve the needs of the
community and attracts customers from outside the plan area by satisfying
market demand and maximizing convenience and accessibility while preserving
unique historic and cultural identities of each commercial area.
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Objective 2-1:  To conserve and strengthen potentially viable commercial areas in
order to stimulate and revitalize existing businesses and create
opportunities for appropriate new commercial development.

Policy 2-1.1: Consolidate commercial areas through appropriate planning and
zoning actions to strengthen the economic base and expand
market opportunities.

Policy 2-1.2: Protect commercially planned/zoned areas from encroachment
by residential only development.

Objective 2-2:  To enhance the identity and appearance of commercial districts.

Policy 2-2.2: Require that projects in commercial areas be designed and
developed to achieve a high level of quality, distinctive character,
and compatibility with appropriate existing uses and
development.

The subject property is zoned [T][Q]CM-2D (Commercial Manufacturing). The property is
currently improved with industrial and commercial uses and associated surface parking
lot. The proposed 468-unit mixed-use project includes 16,395 square feet of commercial
floor area. The 16,395 square feet of commercial floor area is proposed as neighborhood-
serving commercial retail uses within three (3) ground floor spaces that will serve the
needs of the community and help stimulate and revitalize development within the area.

The project has been well-designed, prioritizing the pedestrian experience, minimizing the
number of driveways, and providing a consistent and unified architectural design
throughout the entire development. The project also provides 65,789 square feet of
publicly accessible open space, which the general public will be able to access from
Pasadena Avenue and Avenue 34.

Goal 3:  Sufficient land for the range of industrial uses necessary to provide maximum
employment opportunities, especially for local residents; that are safe for the
environment and the work force; and have minimal adverse impact on adjacent
uses and infrastructure resources.

Objective 3-1:  To resolve conflicts between industrial uses and other adjacent uses.

Policy 3-1.1: Preserve existing industrial areas that have the greatest viability
and compatibility and the least adverse impact on nearby uses.

Objective 3-2:  To provide for existing and future industrial uses that contribute job
opportunities for residents and minimize adverse environmental and
visual impacts on the community.

Policy 3-2.1: Designate lands for the continuation of appropriate existing
industry and development of new industrial parks, research and
development uses, light manufacturing, and similar uses that are
compatible with nearby uses, provide employment opportunities,
and have minimal impact on the environment.
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Policy 3-2.2: Require compatibility through design treatments, compliance with
environmental protection standards, and health and safety
requirements for industrial uses that adjoin residential
neighborhoods and commercial uses.

The subject property is zoned [T][Q]CM-2D (Commercial Manufacturing) and is currently
improved with industrial and commercial uses and associated surface parking lot. The
proposed 468-unit mixed-use development includes 16,395 square feet of commercial
floor area that will provide neighborhood serving uses to support the surrounding and
create job opportunities in the community. The project have been conditioned to
compatible through design treatments, compliance with environmental protection
standards, and health and safety requirements.

Therefore, the proposed 468-unit, mixed-use development is consistent with the goals,
objectives and policies of the Northeast Los Angeles Community Plan.

The Framework Element for the General Plan (Framework Element) was adopted by the
City of Los Angeles in December 1996 and re-adopted in August 2001. The Framework
Element provides guidance regarding policy issues for the entire City of Los Angeles,
including the project site. The Framework Element also sets forth a Citywide
comprehensive long-range growth strategy and defines Citywide polices regarding such
issues as land use, housing, urban form, neighborhood design, open space, economic
development, transportation, infrastructure, and public services. The Framework Element
includes the following goals, objectives and policies relevant to the instant request:

Goal 3A: A physically balanced distribution of land uses that contributes towards and
facilitates the City's long-term fiscal and economic viability, revitalization of
economically depressed areas, conservation of existing residential
neighborhoods, equitable distribution of public resources, conservation of
natural resources, provision of adequate infrastructure and public services,
reduction of traffic congestion and improvement of air quality, enhancement
of recreation and open space opportunities, assurance of environmental
justice and a healthful living environment, and achievement of the vision
for a more liveable city.

Objective 3.1: Accommodate a diversity of uses that support the needs of the
City's existing and future residents, businesses, and visitors.

Policy 3.1.4: Accommodate new development in accordance with land use
and density provisions of the General Plan Framework Long-
Range Land Use Diagram.

Objective 3.2:  Provide for the spatial distribution of development that promotes
an improved quality of life by facilitating a reduction of vehicular
trips, vehicle miles traveled, and air pollution.

Policy 3.2.1: Provide a pattern of development consisting of distinct
districts, centers, boulevards, and neighborhoods that are
differentiated by their functional role, scale, and character.
This shall be accomplished by considering factors such as the
existing concentrations of use, community-oriented activity
centers that currently or potentially service adjacent
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neighborhoods, and existing or potential public transit
corridors and stations.

Policy 3.2.2: Establish, through the Framework Long-Range Land Use
Diagram, community plans, and other implementing tools,
patterns and types of development that improve the
integration of housing with commercial uses and the
integration of public services and various densities of
residential development within neighborhoods at appropriate
locations.

Objective 3.4: Encourage new multi-family residential, retail commercial, and
office development in the City's neighborhood districts,
community, regional, and downtown centers as well as along
primary transit corridors/boulevards, while at the same time
conserving existing neighborhoods and related districts.

Policy 3.4.1: Conserve existing stable residential neighborhoods and
lower-intensity commercial districts and encourage the
majority of new commercial and mixed-use (integrated
commercial and residential) development to be located (a) in
a network of neighborhood districts, community, regional, and
downtown centers, (b) in proximity to rail and bus transit
stations and corridors, and (c) along the City's major
boulevards, referred to as districts, centers, and mixed-use
boulevards, in accordance with the Framework Long-Range
Land Use Diagram.

The proposed project will result in the development of a mixed-use building that will
provide 468 dwelling units, including 66 units reserved for Very Low Income Households,
and 16,395 square feet of commercial space thereby contributing toward and facilitating
the City’s long-term economic viability and vision for a more liveable city.

The project is not located within an existing residential neighborhood, and its proximity to
the Heritage Square Metro Gold Line Rail Station is consistent with the policy of locating
mixed-use developments in proximity to rail and bus transit stations and corridors, while
at the same time conserving existing neighborhoods. The approval of the requested TOC
allows for more intense use of the subject property, while reducing vehicular trips to and
from the project, vehicle miles traveled, and air pollution.

The project site is zoned for commercial manufacturing uses and is currently developed
with industrial and commercial uses and associated surface parking lot. The development
of the site will enable the City to conserve nearby existing stable residential neighborhoods
and lower-intensity commercial districts by allowing controlled growth away from such
neighborhoods and districts. Therefore, the proposed 468-unit mixed use building with
16,395 square feet of commercial space is consistent with the Distribution of Land Use
goals, objectives and policies of the General Plan Framework Element.

The Housing Element is the City’s blueprint for meeting housing and growth challenges.
It identifies the City’s housing conditions and needs, reiterates goals, objectives, and
policies that are the foundation of the City’s housing and growth strategy, and provides
the array of programs the City has committed to implement to create sustainable, mixed-
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income neighborhoods across the City. The Housing Element includes the following
objectives and policies relevant to the instant request:

Goal 1: Housing Production and Preservation.

Objective 1.1:  Produce an adequate supply of rental and ownership housing in
order to meet current and projected needs.

Policy 1.1.3: Facilitate new construction and preservation of a range of
different housing types that address the particular needs of
the city’s households.

Objective 1.4:  Reduce regulatory and procedural barriers to the production and
preservation of housing at all income levels and needs.

Policy 1.4.1: Streamline the land use entitlement, environmental review,
and building permit processes, while maintaining incentives to
create and preserve affordable housing.

The approval of the request would permit 468 dwelling units through the TOC process with
66 dwelling units set aside for Very Low Income Households. The project would achieve
the production of new housing opportunities, meeting the needs of the city, while ensuring
a range of different housing types (studio, one- and two-bedroom rental units) that address
the needs of the city’s households.

Additionally, to reduce regulatory and procedural barriers that may impede the production
of housing at all income levels and needs the project proposes all affordable units will be
provided in Phase 1 of the construction of the project.

Therefore, the project is consistent with the Housing Element goals, objectives and
policies of the General Plan.

The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected
by the recommended action herein. Pasadena Avenue, abutting the property to the east,
is designated as a Modified Avenue |l dedicated to a varying width of 76 to 81 feet,
improved with asphalt roadway, curb, gutter, and concrete sidewalks. Additionally, Avenue
34, abutting the property to the south, is a Modified Local Street-Standard dedicated to a
width of 50 feet, improved with asphalt roadway, curb, gutter, and concrete sidewalks.

Pasadena Avenue is part of the Bicycle Lane Network and identified as a Tier 2 Bicycle
Lane, and is part of the Pedestrian Enhanced Districts.

The project as designed will support the development of these Networks and meets the
following goals and objectives of Mobility Plan 2035:

Policy 2.3: Recognize walking as a component of every trip, and ensure high-quality
pedestrian access in all site planning and public right-of-way
modifications to provide a safe and comfortable walking environment.

Vehicular access to the project site will be provided via a two-way driveway off Avenue
34. All private residential parking spaces and the commercial parking spaces would be
accessed via this driveway. The existing driveways will removed. Pedestrian access will
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be off of Pasadena Avenue. Pasadena Avenue will be activated with new commercial
uses and publicly accessible open space, which will create a safe and comfortable walking
environment.

The project will include pedestrian safety features such as pedestrian-activated crosswalk
with in-pavement rapid flashing beacons or an equivalent system, striped crosswalk
across Avenue 34 adjacent to the project site, striping on Avenue 34, installation of
appropriate wayfinding and safety signage on Avenue 34 adjacent to the project site and
on Artesian Street between Avenue 34 and Avenue 33.

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and
vehicular modes - including goods movement - as integral components
of the City’s transportation system.

Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by
providing greater proximity and access to jobs, destinations, and other
neighborhood services.

Policy 3.5: Support “first-mile, last-mile solutions” such as multi-modal transportation
services, organizations, and activities in the areas around transit stations
and major bus stops (transit stops) to maximize multi-modal connectivity
and access for transit riders.

Policy 3.7: Improve transit access and service to major regional destinations, job
centers, and inter-modal facilities.

Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle
parking facilities.

The project’s proximity to existing regional transit services (within 2 mile of the Heritage
Square Metro Gold Line Rail Station) will reduce vehicular trips to and from the project,
vehicle miles traveled, and will contribute to the improvement of air quality. The adjacency
of the regional transit services along with the creation of 468 dwelling units, ties the
proposed project into a regional network of transit and housing.

In addition, the project will provide a total of 228 bicycle parking spaces (28 short-term
and 200 long-term bicycle parking spaces) in storage rooms located within the parking
garages to provide bicyclists with convenient, secure and well-maintained bicycle parking
facilities to support “first-mile, last-mile solutions” to maximize multi-modal connectivity
and access for transit riders.

Policy 5.4: Continue to encourage the adoption of low and zero emission fuel
sources, new mobility technologies, and supporting infrastructure.

As conditioned, a minimum of 20% of the total parking spaces provided shall be capable
of supporting future electric vehicle supply equipment (EVSE) and of those 20% EV Ready
parking spaces, 5% of the total parking spaces provided shall be further provided with EV
chargers to immediately accommodate electric vehicles within the parking areas.

Therefore, the project is consistent with Mobility Plan 2035 goals, objectives and policies
of the General Plan.
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The Air Quality Element of the General Plan will be implemented by the recommended
action herein. The Air Quality Element sets forth the goals, objectives and policies which
will guide the City in the implementation of its air quality improvement programs and
strategies. The Air Quality Element recognizes that air quality strategies must be
integrated into land use decisions and represent the City’s effort to achieve consistency
with regional Air Quality, Growth Management, Mobility and Congestion Management
Plans. The Air Quality Element includes the following Goal and Objective relevant to the
instant request:

Goal 5: Energy efficiency through land use and transportation planning, the use of
renewable resources and less polluting fuels, and the implementation of
conservation measures including passive methods such as site orientation
and tree planting.

Objective 5.1: It is the objective of the City of Los Angeles to increase energy
efficiency of City facilities and private developments.

As conditioned, a minimum of 15% of the project roof area shall be reserved for the
installation of a solar photovoltaic system. Therefore, the project is in conformance with
the goals and policies of the Air Quality Element.

Therefore, the project is in substantial conformance with the purposes, intent and
provisions of the General Plan and does not conflict with any applicable regulations or
standards.

6. The project consists of an arrangement of buildings and structures (including height,
bulk and setbacks), off-street parking facilities, loading areas, lighting, landscaping,
trash collection, and other such pertinent improvements that is or will be compatible
with existing and future development on adjacent properties and neighboring
properties.

The subject property is a 219,296 square-foot (5.03 acre) lot comprised of seven (7)
contiguous parcels with a frontages along Avenue 34 and Pasadena Avenue. The subject
property is currently developed with industrial and commercial uses and associated
surface parking lot.

The land use and zoning within close proximity of the subject site are within commercial
manufacturing, residential, urban center zoning district (as stipulated by the
Cornfield/Arroyo Seco Specific Plan) and public facilities zones and are generally
developed residential single-family, and commercial manufacturing structures. The
property to the north abutting the site is zoned UC(CA) and is currently vacant. The
properties to east, cross Pasadena Avenue are zoned [Q]JRD2-1D, [Q]JRD1.5-1D, [Q]PF-
1D and [T][Q]JCM-2D and are developed with commercial, educational, and multi-family
residential uses. The properties to the south, across Avenue 34 are zoned UC(CA) and
are improved with commercial and a single-family residential structure. The property to
the west is zoned PF-1 and is developed with the Metro Gold Line light rail.

The proposed 519,829 square foot, five-story mixed-use building located on a 219,296
square foot lot is compatible with the existing and future surrounding developments. The
project is within the allowable 3 to 1 FAR and provides the required setbacks as allowed
by the RAS3 Zone. Additionally, the project will comply with transitional height
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requirements in lieu of those found in LAMC 12.21.1-A,10 to ensure compatibility with the
adjacent uses.

The proposed project is the construction, use, and maintenance of a new, five-story,
519,829 square-foot mixed use building with 468 dwelling units, including 66 dwelling
units set aside for Very Low Income Households and two (2) levels of subterranean
parking.

The project is designed as one (1) building which includes two (2) levels of subterrean
parking across the entire site and with three (3) structures that include residential and
commercial uses. The structures will be four (4) and five (5) stories tall with a total of 222
studio, 152 one-bedroom, and 94 two-bedroom dwelling units, and a total of 49,152 square
feet of open space for residents.

The project also includes approximately 65,789 square feet of publicly accessible open
space, that the general public will be able to access from Pasadena Avenue and Avenue
34. As part of the publicly accessible open space, the project will include a north-south
pedestrian pathway as required by the associated “Q” Conditions.

The project will provide 287 residential automobile parking spaces located within two (2)
subterranean levels. Twenty-four off-street parking spaces will be provided for the
commercial space which will be located within the two (2) subterranean parking levels.
Vehicular access to the proposed project will be provided via a driveway off of Avenue 34.
All private residential parking spaces and the commercial parking spaces would be
accessed via this driveway and will not be visible from the street.

The project will include pedestrian safety features such as pedestrian-activated crosswalk
with in-pavement rapid flashing beacons or an equivalent system, striped crosswalk
across Avenue 34 adjacent to the project site, striping on Avenue 34, installation of
appropriate wayfinding and safety signage on Avenue 34 adjacent to the project site and
on Artesian Street between Avenue 34 and Avenue 33.

Height, Bulk, and Setbacks

The project is zoned [T][Q]CM-2D and proposes a maximum height of 75 feet. The
[TI[Q]CM-2D zone does not have a maximum height limit.

The project has a maximum FAR of 3:1. The [T][Q]CM-2D zone has a maximum permitted
FAR of 3:1 and 4.5:1 FAR permitted by the TOC Base Incentive.

The height, bulk, and setbacks of the subject project are consistent with the existing
development in the immediate surrounding area and with the underlying [T][Q]CM-2D
Zone. Therefore, in consideration of other existing and future development in the area,
the project is consistent with the surrounding.

Parking

As an Eligible Housing Development in TOC Tier 3, the project is entitled to base
incentives including providing 2 parking space per unit and a reduced number of
commercial automobile parking spaces. The project will provide a total of 311 automobile
parking spaces (287 residential automobile parking spaces and 24 commercial automobile
parking spaces) and 264 long-term bicycle parking spaces. 35 short-term bicycle parking
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stalls will be located within the building within close proximity to the commercial spaces
and will be accessible from Pasadena Avenue and Avenue 34.

The proposed parking is located within the building and therefore will not be visible from
the public right-of-way. Pedestrian access will be located from Pasadena Avenue and
Avenue 34. Vehicular ingress and egress for the parking will be located on Avenue 34.
Therefore, the parking facilities will be compatible with the existing and future
developments in the neighborhoods.

Lighting

Lighting is required to be provided per LAMC requirements. The project proposes security
lighting will be provided to illuminate building, entrances, walkways and parking areas.
The project is required to provide outdoor lighting with shielding, so that the light source
cannot be seen from adjacent residential properties. There, the lighting will be compatible
with the existing and future developments in the neighborhood.

On-Site Landscaping

The project will provide approximately 49,152 square feet total of open space, which
includes a 2,141 square foot interior amenity space on the ground floor of Building A, a
29,395 square foot south courtyard with a pool, spa and lounge areas, a 1,616 square foot
interior amenity space on the ground floor of Building B, a 14,976 square foot north
courtyard that includes lounge areas and community dinning space, a 1,024 interior
amenity space on the ground floor of Building C. Additionally, the project includes 24,575
square feet of landscaped area distributed throughout the project. The project has been
conditioned so that all open areas not used for buildings, driveways, parking areas,
recreational facilities or walks will be attractively landscaped and maintained in
accordance with a landscape plan, including an automatic irrigation plan, prepared by a
licensed landscape architect. The planting of any required trees and street trees will be
selected and installed per the Bureau of Street Services, Urban Forestry Divisions’
requirements. Therefore, the on-site landscaping will be compatible with the existing and
future developments in the neighborhood.

Loading/Trash Area

The development is not required to provide a loading area pursuant to LAMC Section
12.21-C,6. Waiting and drop areas for residents will be on the ground level. Tenants
moving in or out of the building will be able to park moving trucks on the street level
adjacent to the parking entrance and the lobby.

The project will include on-site trash collection for both refuse and recyclable materials, in
conformance with the LAMC. Compliance with these regulations will allow the project to
be compatible with existing and future development. The service area for trash and
recycling collection will be conditioned to be located at grade level and accessible from
the parking area. Additionally, service area for trash collection is to be located on all upper
floors. Therefore, as proposed and conditioned, the project is compatible with existing and
future development on neighboring properties.

As described above and as depicted within the plans and elevations submitted with the
instant application, the project consists of a five-story, mixed-use building, with parking
on-site for residents and commercial parking spaces, lighting, landscaping, trash
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collection, and other pertinent improvements, that is compatible with existing and future
development in the surrounding area.

7. Any residential project provides recreational and service amenities to improve
habitability for its residents and minimize impacts on neighboring properties.

The project proposes provide a variety of unit types which includes: 222 studio units, 152
one-bedroom units, and 94 two-bedroom units. Pursuant to LAMC section 12.21-G, the
project would be required to provide 49,150 square feet of open space. As approved, the
project will provide 49,152 square feet of open space. The project provides approximately
49,152 square feet total of open space, which includes a 2,141 square foot interior amenity
space on the ground floor of Building A, a 29,395 square foot south courtyard with a pool,
spa and lounge areas, a 1,616 square foot interior amenity space on the ground floor of
Building B, a 14,976 square foot north courtyard that includes lounge areas and
community dinning space, a 1,024 interior amenity space on the ground floor of Building
C. The project also provides 65,789 square feet of publicly accessible open space, which
the general public will be able to access from Pasadena Avenue and Avenue 34.
Additionally, the project includes 24,575 square feet of landscaped area distributed
throughout the project.

ADDITIONAL MANDATORY FINDINGS

8. After consideration of the whole of the administrative record, the project was assessed in
Mitigated Negative Declaration, No. ENV-2016-273-MND adopted on August 22, 2017; and
pursuant to CEQA Guidelines 15162 and 15164, as supported by the addendum dated
December 2019, no major revisions are required to the Mitigated Declaration; and no
subsequent EIR or negative declaration is required for approval of the project.

9. The National Flood Insurance Program rate maps, which are a part of the Flood Hazard
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have been
reviewed and it has been determined that this project is located in Zone X, which is
categorized as an area of minimal flood hazard.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
BACKGROUND

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of
the Measure instructed the Department of City Planning to create the Transit Oriented
Communities (TOC) Affordable Housing Incentive Program, a transit-based affordable housing
incentive program. The measure required that the Department adopt a set of TOC Guidelines,
which establish incentives for residential or mixed-use projects located within 2 mile of a major
transit stop. Major transit stops are defined under existing State law.

The TOC Guidelines, adopted September 22, 2017, 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. The incentives provided in the TOC Guidelines describe the
range of bonuses from particular zoning standards that applicants may select.

TIME LIMIT - OBSERVANCE OF CONDITIONS
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All terms and conditions of the Director’'s Determination shall be fulfilled before the use may be
established. Pursuant to LAMC Section 12.25-A,2, the instant authorization is further conditional
upon the privileges being utilized within three years after the effective date of this determination
and, if such privileges are not utilized, building permits are not issued, or substantial physical
construction work is not begun within said time and carried on diligently so that building permits
do not lapse, the authorization shall terminate and become void.

The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or
his successor in interest may be prosecuted for violating these conditions the same as for any
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

Verification of condition compliance with building plans and/or building permit applications are
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles, West Los Angeles Development Services Center, or the Marvin
Braude Constituent Service Center in the Valley. In order to assure that you receive service with
a minimum amount of waiting, applicants are encouraged to schedule an appointment with the
Development Services Center either by calling (213) 482-7077, (310) 231-2901, (818) 374-5050,
or through the Department of City Planning website at http://cityplanning.lacity.org. The applicant
is further advised to notify any consultant representing you of this requirement as well.

Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shall be
guilty of a misdemeanor unless that violation or failure is declared in that section to be an
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal
Code and the provisions of this section. Any violation of this Code that is designated as a
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

TRANSFERABILITY

This determination runs with the land. In the event the property is to be sold, leased, rented or
occupied by any person or corporation other than yourself, it is incumbent that you advise them
regarding the conditions of this grant. If any portion of this approval is utilized, then all other
conditions and requirements set forth herein become immediately operative and must be strictly
observed.

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective after June 26, 2020 unless an appeal
there from is filed with the City Planning Department. It is strongly advised that appeals be filed
early during the appeal period and in person so that imperfections/incompleteness may be
corrected before the appeal period expires. Any appeal must be filed on the prescribed forms,
accompanied by the required fee, a copy of this Determination, and received and receipted at a
public office of the Department of City Planning on or before the above date or the appeal will not
be accepted. Forms are available on-line at www.cityplanning.lacity.org.

DIR-2019-6048-TOC-SPR-WDI Page 33 of 34


http://cityplanning.lacity.org/
http://www.cityplanning.lacity.org/

Planning Department public offices are located at:

Figueroa Plaza Marvin Braude San Fernando Valley West Los Angeles Development
201 North Figueroa Street, Constituent Service Center Services Center
4" Floor 6262 Van Nuys Boulevard, Suite 251 1828 Sawtelle Boulevard, 2" Floor
Los Angeles, CA 90012 Van Nuys, CA 91401 Los Angeles, CA 90025
(213) 482-7077 (818) 374-5050 (310) 231-2901

Pursuant to LAMC Section 12.22-A,25(f), only abutting property owners and tenants can
appeal the Transit Oriented Communities Affordable Housing Incentive Program portion
of this determination. Per the Density Bonus Provision of State Law (Government Code Section
§65915) the Density Bonus increase in units above the base density zone limits and the
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed.
Only the requested incentives are appealable. Per Section 12.22-A,25 of the LAMC, appeals of
Density Bonus Compliance Review cases are heard by the City Planning Commission.

The time in which a party may seek judicial review of this determination is governed by California
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5,
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day
following the date on which the City's decision becomes final. ;

Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file the

Notice of Exemption for the associated categorical exemption after the issuance of this letter. If
filed, the form shall be filed with the County of Los Angeles, 12400 Imperial Highway, Norwalk,
CA 90650, pursuant to Public Resources Code Section 21152 (b). More information on
the associated fees can be found online here: hitps:/www.lavote.net/home/county-
clerk/environmental-notices-fees. The best practice is to go in person and photograph the posted
notice in order to ensure compliance. Pursuant to Public Resources Code Section 21167 (d), the
filing of this notice of exemption starts a 35-day statute of limitations on court challenges to the
approval of the project. Failure to file this notice with the County Clerk results in the statute of
limitations, and the possibility of a CEQA appeal, being extended to 180 days.

Vincent P. Bertoni, AICP
Director of Planning

Approved by: Reviewed by:
7.7 ¢, ol
Nicholas Hendricks, Senior City Planner Oliver Netburn, City Planner

Prepared by:

AL

Michelle Carter, City Planning Associate
michelle.carter@lacity.org

Attachments:
Exhibit A: Architectural Plans
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W ] DETAIL KE> WINDOW MARK ALIGN FINISHES PHASE 1 0.5 SPACE REQUIRED PER UNIT PER TOC ZONNE: QK JNITS PROPOSED: E:ﬁgg; 3 ?5132 Bﬁﬁg PROJECT NAME: AVENUE 34
L J BUILDING CEVEL Name UNTTYPE [QUANTITY PHASE 1 - REQUIRED RESIDENTIAL PARKING GENERAL PLAN: COMMERCIAL MANUFACTURING TOTAL = 468 UNITS ADDRESS: 123-167 W AVENUE 34. 3401-3437 N PASADENA AVE
A 1ST FLOOR STUDIO TYPE A 3 STUDIOS =158 X 0.5 =79 _ _ LOS ANGELES, CA 90031
I ULOING SECTION DOOR MARK SMOKE DETECTOR . N FLOOR S TUDIO v ; 1 BEDROOMS =96 X 05 =48 GROSS LOT SIZE: 219,296 SF PER ZIMAS ALLOWABLE BLDG HEIGHT: UNLIMITED
A 3RD FLOOR STUDIO TYPE A 3 %gfgﬁgggg 5 :R6£|§£'5 = ?;8 SPACES BUILDABLE AREA: 207,338 SF PROPOSED BLDG HEIGHT:  73'-0" OWNER: ED 1125, LLC
D> WALLTYPE FIRE EXTINGUISHER A 4THFLOOR | STUDIO TYPE 4 3 ] TRARSITIONAL HEIGHT INCENTIVE PER TOC APPLICANT R CAP AVENUE 34,LLC
m | 12 PHASE 2 - REQUIRED RESIDENTIAL PARKING BASE DENSITY: 1 DWELLING UNIT/800 SF GUIDELINES SECTION VIl.g.ii. !
\AT07/ WALL SECTION A 15T FLOOR STUDIO TYPE B 14 STUDIOS =64X05 =32 " PROJECT DESCRIPTION: PROPOSED NEW RETAIL, 468 APARTMENT UNITS & 2
= 5 = . . SETBACKS: FRONT - 0-0 : ,
Qpr  WORKPOINT AREA DRAIN A 2ND FLOOR STUDIO TYPE B 15 1BEDROOMS =56X05 =28 ALLOWABLE DENSITY: ;'18902280FS(E /E;/(l)EOLgE 527P4E,1R 523227(5)TIJ|IE\1)|TS 5'-0" @ 3RD FLOOR (PER 1 CONDITION) LEVELS OF SUBTERRANEAN PARKING.
A A oRD FLOOR o 1oe 1D 2 %&EEF F?Sé”-g P:R3K2|KI<G0.5 - }2 SPACES TOCTIER 32275 X1.70 = 467.5 = 468 UNITS SIDE 12:-8:9' SW-SEOEOVFEéPYE%ﬁ%g@NQND WDI REQUEST: WAIVE ALL DEDICATION AND/OR IMPROVEMENT
D(A900) B INTERIOR ELEVATION NOTE FLOOR DRAIN A ATHFLOOR STUpIo TS 2 50" TOTAL SIDE YARDS REQUIREMENTS INCLUDING, BUT NOT LIMITED TO: 5 FT
69 TOTAL REQUIRED RESIDENTIAL PARKING = 234 SPACES REDUCED SIDE YARD RAS3 SETBACK PER DEDICATION ALONG AVENUE 34; 3 FT WIDENING ALONG
C A 2ND FLOOR 1 BR TYPE G2 1 TOC GUIDELINES SECTION VILA.i. AVENUE 34, AND A 15 FT BY 15 FT CHAMFER OR 20 FT
eepee  ACCESSIBLE PATH OF TRAVEL F>M<C FLOOR MATERIAL A 3RD FLOOR 1BR TYPE G2 1 PARKING REQUIRED COMMERCIAL REAR - 15'-0"+1'-0" FOR EVERY STORY ABOVE 3RD RADIUS CORNER CUT ALONG NORTHWEST
EXTERIOR ELEVATION TRANSITION . ITHFLOOR TER e 1 NAVE s REQ'D PARKING STALLS 17-0" TOTAL REAR YARD INTERSECTION OF AVENUE 34 AND PASADENA AVENUE
W 3
FENCE . - —TrooR —= o = PHASE 1 - RETAILA 5,475 SF 08 CONSTRUCTION TYPE:  TYPE lllA + TYPE VA OVER TYPE IA PODIUM NEW
SECURITY OPENING PHASE 1 - RETAIL B 5,580 SF 08 CONSTRUCTION WITH 2 LEVELS TYPE IA SUBTERRANEAN
4 ELEVATION MARK 2 . D TLOOR LR D ! PHASE2-RETALC. 5340 SF 08
EXIT SIGN : :
< - PRl - - - Grand total: 3 16,395 SF 2 FLOOD ZONE: X
Y ENTRPRISE ZONE = 1 STALL PER 500 SF SITE AREA: 219,296 SF PER ZIMAS
16,395/500 = 33 spaces
A 15T FLOOR 2 BR TYPEF ! TOC Tier 3 = 30% reduction in non-residential parking OCCUPANCY TYPE: S-2 PARKING GARAGE
A 2ND FLOOR 2 BR TYPEF 7 33 x 0.70 = 24 required commercial parking spaces R-2 RESIDENTIAL
A 3RD FLOOR 2 BR TYPEF 9 PHASE 1 REQUIRED RETAIL PARKING = 16 SPACES M MERCANTILE
A 4TH FLOOR 2 BR TYPEF 9 PHASE 2 REQUIRED RETAIL PARKING = 8 SPACES
32
A 15T FLOOR 2 BR TYPEH 2
2
ARCHITECTURAL ABBREVIATIONS A 2ND FLOOR 2 BR TYPE 2 PROPOSED AUTOMOBILE PARKING LEGAL DESCRIPTION TOC TIER 3
A 3RD FLOOR 2 BR TYPE J 2
@ AT FG FINISH GRADE OH OVERHEAD A 4TH FLOOR > BR TYPE J 2 PARKING SCHEDULE (PER USE) THE LAND REFERRED TO HEREIN BELOW IS SITUATED IN THE COUNTY OF LOS PARCEL 3: BASE INCENTIVES
o DIAMETER FIN FINISH OPNG OPENING . ANGELES, STATE OF CALIFORNIA, AND IS DESCRIBED AS FOLLOWS: LOT 61 OF THE WHITTAKER RICHARDSON AND ERNEST SUBDIVISION, EAST LOS
FLR FLOOR . RO FLOOR S BR PE K 5 COMMERCIAL 24| PARCEL 1: ANGELES OF GRIFFIN ARROYO LOTS 2 AND 3, IN THE CITY OF LOS ANGELES, COUNTY | o\ ooy 700 INCREASE
AB ANCHOR BOLT FJ FLOOR JOIST P PROPERTY LINE RESIDENTIAL *)87| PARECL A, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 10, PAGE s
A/C AIR CONDITIONING EMC FLOOR MATERIAL CHANGE PERF PERFORATED A 4TH FLOOR 2 BR TYPE K 2 31| CALIFORNIA, AS SHOWN ON PARCEL MAP L.A. NO. 541, FILED IN BOOK 5, PAGE 85 OF 2 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF THE COUNTY RECORDER OF SAD| [\ .
AC ASPHALT CONCRETE FO FACE OF.. PIP PROTECT IN PLACE 4 PARCEL MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY. COUNTY. S
NG oG OF CONCRETE i il : 1 ARG SETEDTEE PR R CAND DESCRIBED AS PARCEL 1IN DEED RECORDED JUNE {1, 1954 NBOOK 44787,  PARCEL 4 PARKING: 0.5 SPACE / UNIT
ADA AMERICANS WITH DISABILITIES ACT FOF FACE OF FINISH POC POINT OF CONNECTION A 4TH FLOOR 2 BR TYPE L 1 , , :
ADJ ADJACENT FOM FACE OF MASONRY PRT PRESSURE TREATED 5 LEVEL P1 PAGE 225, OFFICIAL RECORDS ALL OIL, GAS, MINERALS AND OTHER HYDROCRABON PARCEL B, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF AFFORDABLE HOUSING.
AFF ABOVE FINISH FLOOR FOGS FACE OF GYPSUM SHEATHING PT PAINT , o (1) STANDARD SUBSTANCES LYING BELOW THE SURFACE OF SIAD LAND, BUT WITH NO RIGHT OF  CALIFORNIA, AS SHOWN ON PARCEL MAP NO. 541, FILED IN BOOK 5, PAGE 85 OF :
ALT ALTERNATE FOSS FACE OF STRUCTURAL SHEATHING PTD PAINTED COMMERCIAL 22| SURFACE ENTRY, AS PROVIDED IN DEED BOTH RECORDED SEPTEMBER 17,Y1951  PARCEL MAPS, IN THE OFFICE OF THE COUNTRY RECORDER OF SAID COUNTY. 140
ALUM ALUMINUM FOS FACE OF STUD B 15T FLOOR STUDIO TYPE A g RESIDENTIAL 97| INBOOK 37217, PAGE 371 AND IN BOOK 37217, PAGE 275 OF OFFICIAL RECORDS.  EXCEPT FROM SAID LAND, ALL OIL GAS, MINERALS AND OTHER HYDROCARBON Sﬁﬁ%'RED' 14% (66 UNITS) OF VERY LOW INCOME RESTRICTED AFFORDABLE
APPROX APPROXIMATELY FR FIRE RESISTANT QTY QUANTITY B SND FLOOR STUDIO TYPE A 7 (2) COMPACT ALSO, EXCEPT FROM THAT PORTION OF SAID LAND INCLUDED WITHIN THE LINES SUBSTANCES LYING BELOW THE SURFACE OF SAID LAND, BUT WITH NO RIGHT OF '
ARCH ARCHITECT, ARCHITECTURAL FS FINISH SURFACE OF THE LAND DESCRIBED IN DEED RECORDED AUGUST 22, 1941 IN BOOK 18660, SURFACE ENTRY, AS PROVIDED IN DEED RECORDED SEPTEMBER 17, 1951 IN BOOK _
R RADIUS or RISER a iRD FLOOR > TUDIo TPEA g RESIDENTIAL 3| PAGE 227 OFFICIAL RECORDS ALL COAL, OIL AND OIL INORGANIC SUBSTANCES 37217, PAGE 371 AND IN BOOK 37217, PAGE 275, BOTH OF OFFICIAL RECORDS AND PROVIDED: 66 UNITS OF VERY LOW INCOME RESTRICTED AFFORDABLE UNITS.
BD BOARD Ga GAUGE RCP REFLECTED CEILING PLAN B THFLOOR STUDIO TYPE A (3) ACCESSIBLE INCLUDING OIL AND NATURAL GAS TOGETHER WITH THE EXCLUSIVE AND JUNE 11, 1954 IN BOOK 44787, PAGE 255 OF OFFICIAL RECORDS.
BF BRACE FRAME GALV GALVANIZED RD ROOF DRAIN 31 COMMERCIAL 2| PERPETUAL RIGHT TO REMOVE ANY AND ALL SUCH SUBSTANCES AT WITHOUT THE  ALSO, EXCEPT ALL COAL, OIL AND OIL INORGANIC SUBSTANCES OIL AND NATURAL
BLK BLOCK GB GRAB BAR REF REFRIGERATOR B 15T FLOOR STUDIO TYPE B 10 RESIDENTIAL 14| RIGHT TO USE ANY SURFACE OF SIAD LAND, AS RESERVED BY LOS ANGELES AND  GAS IN THAT PORTION OF SAID LAND, INCLUDED IN THE LAND DESCRIBED IN THE
BM BEAM GC GENERAL CONTRACTOR REQD REQUIRED 5 >ND FLOOR STUDIO TYPEB 10 LEVEL P1 138| SALT LAKE RAILROAD COMPANY, ET AL, IN SAID DEED LAST ABOVE MENTIONED. DEED RECORDED AUGUST 22, 1941 IN BOOK 18660, PAGE 227, OFFICIAL RECORDS.
BTWN BETWEEN GYPBD GYPSUM BOARD REV REVISION or REVISED B 3RD FLOOR STUDIO TYPE B 13 Vl C | N |'|'Y MAP
BUR BUILT-UP ROOF RJ ROOF JOIST 5 ATHELOOR STUDIO TYPE B 13 LEVEL P2 PARCEL 2: PARCEL 5
HB HOSE BIBB RM ROOM LOT 62 AND THOSE PORTIONS OF LOTS 64 AND 65 OF WHITTAKER RICHARDSON LOT 3 OF TRACT NO. 23801, IN THE CITY OF LOS ANGELES, COUNTY OF LOS ANGELES,
CAB CABINET HC HOLLOW CORE ROW RIGHT OF WAY 46 (1) STANDARD AND ERNEST SUBDIVISION OF LOTS 2, AND 3 GRIFFIN TRACT, IN THE CITY OF LOS ~ STATE OF CALIFORNIA, AS PER MAP RECORDED IN BOOK 582, PAGES 49 AND 50 OF
CIP CAST-IN-PLACE HCW HOLLOW CORE WOOD B 15T FLOOR 1BR TYPE C 1 RESIDENTIAL | 170! ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
cJ CEILING JOIST HDR HEADER SC SOLID CORE B ZND FLOOR 1BR TYPE C 1 (2) COMPACT RECORDED IN BOOK 10, PAGE 2 OF MISCELLANEOUS RECORDS, IN THE OFFICE OF
¢ CENTER LINE HM HOLLOW METAL SCW SOLID CORE WOOD B 3RD FLOOR 18R TYPE G 1 THE COUNTY RECORDER OF SAID COUNTY, LYING TERMINAL RAILWAY COMPANY,  APN: 5205-004-003, 005, 007, AND 011
cL CLOSET HR HANDRALL SEC SECTION = THELOOR TER PET - RESIDENTIAL | 3] RECORDED IN OCTOBER 20, 1898 AS INSTRUMENT NOS. 33 AND 34, IN BOOK 1261,
CLF CHAIN LINK FENCE HSS HIGH STREGTH STEEL SF SQUARE FEET 5 LEVEL P2 173| PAGE 1 OF DEEDS AND IN BOOK 1358, PAGE 98 OF DEEDS RESPECTIVELY OF SAID  THE ABOVE DESCRIBED PARCEL IS THE SAME LAND DESCRIBED IN CHICAGO TITLE
CLG CEILING HT HEIGHT SHT SHEET GRAND TOTAL 311| COUNTY. COMPANY, ORDER NO. 00033686-994-X59, AND EFFECTIVE DATE OF JANUARY 12, 2015.
CLR CLEAR SHTG SHEATHING B 1STFLOOR 18R TYPED 10
CMU CONCRETE MASONRY UNIT INS INSULATION SIM SIMILAR B ZND FLOOR 1BR TYPE D " *53 NON-REQUIRED RESIDENTIAL SPACES PROVIDED
coL COLUMN INT INTERIOR SL SLOPE 5 RDFLOOR TER TYPED 1 ALL PARKING PROVIDED IN PHASE 1, THEREFORE 53 NON-REQUIRED RESIDENTIAL
CONC CONCRETE SPEC SPECIFICATION(S) . T FLOOR TER ~PED T PARKING SPACES + 8 NON-REQUIRED RETAIL PARKING SPACES PROVIDED IN PHASE 1
CONNX CONNECTION JST JOIST ST STL STAINLESS STEEL =
CONST CONSTRUCTION STD STANDARD _
CONT CONTINUOUS LAM LAMINATE STL STEEL i ISTFLOOR 28R TYPEF 1 ?ffw AVENUE 34
CONTR CONTRACTOR LAV LAVATORY STRUCT  STRUCTURAL B 2ND FLOOR 28R TYPEF 1 L0S ANGELES. CA 90031
COORD COORDINATE LIN LINOLEUM B 3RD FLOOR 2BR TYPEF 1 ’
CPT CARPET TBD TO BE DETERMINED B ATHFLOOR 2BR TYPEF 1
CRS COURSES MAX MAXIMUM TH THRESHOLD 1
cT CERAMIC TILE MECH MECHANICAL THK THICK 5 R0 FLOOR >BR TOEG 1
MFR MANUFACTURER TJ TRUSS JOIST
(D) DEMOLISH MIN MINIMUM T0 TOP OF B 4TH FLOOR 28R TYPEG 1
DAS DISABLED ACCESS MISC MISCELLANEOUS TOC TOP OF CONCRETE 2
DBL DOUBLE MO MASONRY OPENING TOP TOP OF PLATE : 15T FLOOR 2BR TYPE K 2
DET DETAIL MOD MODIFY TOPO TOPOGRAPHY B ND FLOOR 2BR TYPE K 2
DIA DIAMETER MR MOISTURE RESISTANT TOS TOP OF SLAB B 3RD FLOOR 9BR TYPE K 4
DIM DIMENSION MTD MOUNTED TOSHTG  TOP OF SHEATHING 5 T FLOOR 5ER TPE R 5
N oo WL METAL oW T0POF WAL =— | BICYCLE PARKING REQUIRED OPEN SPACE PUBLICLY ACCESSIBLE OPEN SPACE UNIT COUNT
DWG DRAWING N NOTE TYP TYPICAL B 152 OPEN SPACE REQUIREMENTS PER LAMC 12.21 G:
| o PHASE 1 REQUIRED RESIDENTIAL BIKE PARKING - 100 SFIUNIT < 3 HABITABLE ROOMS (STUDIO & 1 BEDROOM UNITS) 1. PER Q CONDITION, A MINIMUM OF 30% OF THE SUBAREA SHALL BE DEVOTEDTO | ppasE 1
(N) LONG-TERM: PUBLICLY ACCESSIBLE OPEN SPACE AND PEDESTRIAN PATHS THAT SHALL BE STUDIOS - 158
(E) EXISTING NIC NOT IN CONTRACT UNO UNLESS NOTED OTHERWISE : - 125 SF/UNIT = 3 HABITABLE ROOMS (2 BEDROOM UNITS)
j _ _ _ ACCESSIBLE BEGINNING AT DAWN AND ENDING AT DUSK OR CLOSE OF ON-SITE :
ELECT ELECTRICAL NTS NOT TO SCALE PHASE 1 TOTAL UNITS = 316 Smgg ;62?00 1 EEE $§'$N|$5/175/1 . gg ggﬁggg - 175 SF/UNIT > 3 HABITABLE ROOMS (3 BR UNITS) BUSINESSES. WHICHEVER OCCURS LATER ; ggggggmg gg
ELEV ELEVATOR ver VINYL COMPOSITION TILE UNITS 101200 =1 PER 2 UNITS = 100/2 = 50 SPAGES NOTE: 2. AMINIMUM OF 75% OF ALL USABLE OUTDOOR PUBLIC SPACE SHALL BE LOCATED | ToTAL UNITS =316
ENGR ENGINEER, ENGINEERING 0C ON CENTER VERT VERTICAL UNITS 201468 =1 PER 4 UNITS = 114/4 = 28.5 SPACES : AT GROUND LEVEL AND SHALL BE DIRECTLY ACCESSIBLE TO THE GENERAL PUBLIC
EOS EDGE OF SLAB OFCI OWNER FURNISHED- VIF VERIFY IN FIELD — 154 SPACES REQUIRED 1. AKITCHEN IS NOT CONSIDERED A HABITABLE ROOM FOR PURPOSES OF FROM PASADENA AVENUE AND/OR AVENUE 34. PHASE 2
EQ EQuAL oFo! CONTRACTOR INSTALLED » . PHASE 2 SHORT-TER: CALCULATING OPEN SPACE. 3. A MINIMUM OF 20 PERCENT OF EACH COURTYARD SHALL CONSIST OF PLANTED | sTipios =64
R FRIorED- e oL OSET UNITS 1-25 =1 PER 10 UNITS = 2510 = 2.5 SPACES SERCENT OF LANDSCAPED OPEN SPACE gggéJSND COVER, SHRUBS, TREES, WATER FEATURES OR PERMANENT PLANTER ' BEDROOMS = 56
UNITS 101-200 = 1 PER 20 UNITS = 100/20 = 5 SPAGE 4. THERE SHALL BE AN EAST/WEST AND A NORTH/SOUTH PEDESTRIAN PATH TOTALUNITS =152
FE FIRE EXTINGUISHER VENDOR INSTALLED WH WATER HEATER ¢ STH FLOOR sTuDIO TYPE A 1 THROUGH SUBAREA 4
5 UNITS 201-468 =1 PER 40 UNITS = 114/40 = 2.9 SPACES TREES - REQUIRED: 219 TREES :
FF FINISH FLOOR WP WATERPROOF - 16 SPACES REQUIRED TREESPROVIDED: . 219 TREES (SEE LANDSCAPE DIVGS 5. THE PATHS SHALL BE ALIGNED THROUGH THE MIDPOINT OF SUBAREA 4 AND
WPT WORK POINT C 18T FLOOR STUDIO TYPE B 10 IREES FRUVIDED: (: ) CROSS EACH OTHER AT A PERPENDICULAR ANGLE.
c OND FLOOR STUDIO TYPE B 10 6. THE REQUIRED PEDESTRIAN PATHS SHALL BE A MINIMUM OF 16FEET IN WIDTH
PHASE 2 REQUIRED RESIDENTIAL BIKE PARKING PHASE 1 - REQUIRED OPEN SPACE
C 3RD FLOOR STUDIO TYPE B 15 LONG-TERM: STUDIOS =158 X 100 SF_ = 15,800 SF AND MAY INCLUDE UP TO 2FEET OF LANDSCAPING ON EACH SIDE.
c 5TH FLOOR STUDIO TYPE B 12 - = : =7515 = 2 BEDROOMS =62X125SF__ =7.750 SF - =919, =
o UNITS 101200 =1PER2UNITS=522 =26 SPACES TOTAL REQD 233,150 SF REQ'D PUBLICLY ACCESSIBLE OPEN SPACE 219,296 SF x 0.30 = 65,789 SF
c TSTFLOOR TER TPEC 5 =101 SPACES REQUIRED PUBLICLY OPEN SPACE PROVIDED
= ND FLOOR BR ~PEC : SHORT-TERM: PHASE 2 - REQUIRED RESIDENTIAL PARKING
UNITS 1-25 =1 PER 10 UNITS =25/10 =2.5 SPACES STUDIOS =64 X100 =6,400SF Name Area
C SRD FLOOR 16BR TYPEC 2 UNITS 26-100 =1PER15UNITS =75/15 =5 SPACES 1 BEDROOMS =56X100 =5,600 SF PUBLICLY ACCESSIBLE OPEN SPACE | 65789 SF
C 4TH FLOOR 1BR TYPE C 2 UNITS 101-200 =1 PER 20 UNITS =52/20 =2.6 SPACE 2 BEDROOMS =32x125 =4.000SF 65789 SF
c 5TH FLOOR 1BR TYPE C 2 =10 SPACES REQUIRED TOTAL REQD PARKING = 16,000 SF
11
TOTAL REQUIRED RESIDENTIAL OPEN SPACE = 49,150 SF
¢ 15T FLOOR 1ER TYPED > PROVIDED RESIDENTIAL BIKE PARKING
c 2ND FLOOR 1BR TYPED 5 LONG-TERM: 255 SPACES PROVIDED
. A — e = LONG TERM 255 SPACES PROVIDED PROPOSED OPEN SPACE BUILDABLE AREA BUILDING CODES USED
¢ 4TH FLOOR 18R TYPED i ;‘:X':E 1 . LEVEL | AREA(SF) S o 2016 CALIFORNIA BUILDING CODE (CBC), PART 2,
c 5TH FLOOR 1BR TYPE D 9 < TITLE 24 C.C.R. AND AMENDMENTS
- > <2
T ChSE ] - REQUIRED COMNERCIAL BIKE PARKING COMMON OPEN SPACE: INTERIOR AMENITY - PHASE 1 | 1ST FLOOR 3757 5,
C 2ND FLOOR 1BR TYPEE 1 1 PER 2,000 SF = 11,055/2,000 =55 =6 SPACES REQUIRED COMMON OPEN SPACE: SOUTH COURTYARD - PHASE 1 | 1ST FLOOR 29395 5 75 N = =T = ﬂl %?';EECZAAng:gT?N[AAN%L/E&ET\:SGE&?SDE (CEC), PART 3,
c 3RD FLOOR 1BR TYPE E 1 SHORT-TERM: 33152 54@)/4 0-0" CR.
C‘ 4TH FL[:II:IR 1 BH WPE E 1 1 PER 2,000 SF = 11,055/2,000 = 5-5 = 6 SPACES REQU'RED PHASE 2 $0 jj/FR_éNT YARD 2016 CALlFORNIA MECHANICAL CODE (CMC)' PART 4
c 5TH FLOOR 1BR TYPE E 1 COMMON OPEN SPACE: INTERIOR AMENITY - PHASE2 | 1ST FLOOR 1024 o TITLE 24, C.C.R. AND AMENDMENTS |
_ o ,CCR.
4 EgﬁgFTZERﬁFQU'RED COMMERCIAL BIKE PARKING COMMON OPEN SPACE: NORTH COURTYARD - PHASE 2 | 1ST FLOOR 14976 ) o
¢ 2ND FLOOR 2BR TYPEF 3 SHORT-TERM: GRAND TOTAL 49152 ’ > e
C 3RD FLOOR 2BR TYPEF 4 1 PER 2,000 SF = 5,340/2,000 =2.7 =3 SPACES REQUIRED T<“ 2016 CALIFORNIA FIRE CODE (CFC). PART 9
C 4TH FLOOR 2BR TYPE F 4 =z ' ’
: ETHFLOOR >BR PEE 2 PROVIDED COMMERCIAL BIKE PARKING & TITLE 24, C.C.R. AND AMENDMENTS
18 gﬂggﬁggkﬁggﬁ%gg E%%ED “ g 2010 CALIFORNIA REFERENCED STANDARDS CODE, PART 12,
C 18T FLOOR 2BR TYPE H 9 ' AVENUE 34 =c|> § TITLE 24 C.C.R.
2 o X
- T T o : 2 2016 CALIFORNIA GREEN BUILDING CODE, TITLE 24, PART 6
o[ wwroon | o | twes [ FLOOR AREA RATIO PROJECT TEAM
C 4TH FLOOR 2BR TYPE J 2 T AREA PER ZINIAS
6 I[gTAT BUILDING |LEVEL | AREA (SF)| | BUILDING |LEVEL | AREA (SF)
c 3RD FLOOR 2BR TYPE K 2 219,206 SF COMMERCIAL FLOOR AREA RESIDENTIAL FLOOR AREA gmgg e ER’AE—EE(NF?(;";&ER
C 4THFLOOR 2BR TYPEK . BUILDABLE AREA A-PHASE1| 1STFLOOR | 3960 A-PHASE1 | 1STFLOOR 7701 141 W. AVENUE 34 660 SOUTH FIGUEROA STREET
C 5TH FLOOR 2BR TYPE K 2 (BASED ON A 1-STORY RESIDENTIAL BUILDING): A - PHASE 1 3960 A-PHASE1| 1STFLOOR 48042 LOS ANGELES, CA 90031 SUITE 2050
6 ﬁnoljﬁ;gaER_ B-PHASE 1| 1STFLOOR 3424 A-PHASE 1| 2ND FLOOR 31241 LOS ANGELES, CA 90017
¢ 152 451 ' B - PHASE 1 3424 A-PHASE 1| 3RD FLOOR 43119 APPLICANT: 213.261.4040
Grand total 48 FAR ALLOWED: C-PHASE2| 1STFLOOR 4042 A-PHASE 1| 4TH FLOOR 42060 nos paeie o LG MICHAEL CHOI, P.E., LEED AP
4.5:1 PER TOC TIER 3 INCENTIVES C - PHASE 2 4042 A-PHASE 1 5THFLOOR 4187 SUITE 100 STRUCTURAL ENGINEER
PHASE 2 TOTAL UNITS = 152 = BUILDABLE AREA X MULTIPLIER COMMERCIAL FLOOR AREA 11426 A - PHASE 1 176350 LOS ANGELES, CA 90015 HOLMES STRUCTURES
ARCHITECT SUITE 1122
PROPOSED FAR: B-PHASET| 1STFLOOR 3924 KFA, LLP LOS ANGELES, CA 90014
519,829 SF/207,338 SF B-PHASE 1] 2NDFLOOR 25385 3573 HAYDEN AVENUE 213.481.5630
=2.511 B-PHASE 1| 3RD FLOOR 38527 CULVER CITY, CA 90232 NINA MAHJOUB, P.E., LEED AP
| B-PHASE 1| 4THFLOOR 38534 310.399.7975
MEASUREMENT PER LAMC 12.03: B - PHASE 1 149000 KRISTYN COSGROVE MEP ENGINEER
AREA IN SQUARE FEET CONFINED WITHIN THE EXTERIOR WALLS OF A BUILDING, BUT NOT INCLUDING THE AREA OF THE DONALD DICKERSON ASSOCIATES
FOLLOWING: EXTERIOR WALLS, STAIRWAYS, SHAFTS, ROOMS HOUSING BUILDING EQUIPMENT OR MACHINERY, PARKING | C-PHASE2| 1STFLOOR 6033 LANDSCAPE ARCHITECT 18425 BURBANK BLVD.
AREAS WITH ASSOCIATED DRIVEWAYS AND RAMPS, SPACE FOR THE LANDING AND STORAGE OF HELICOPTERS, AND C-PHASE2| 1STFLOOR 49531 AHBE / MIG SUITE 404
BASEMENT STORAGE AREAS. C-PHASE2 | Mezzanine 3101 617 W. 7TH STREET TARZANA, CA 91356
C-PHASE 2| 2ND FLOOR 23092 SUITE 304 818.384.3600
7 N7 C-PHASE2 | 3RDFLOOR 33614 LOS ANGELES, CA 90017
E x H I B | T C-PHASE2] 4THFLOOR 32548 CALVIN R ABE, FASLA, RLA GEOCoN | NOINEER
C-PHASE2| STHFLOOR 30061 | | 3303 NORTH SAN FERNANDO BLVD.
Page No. 2 of 22 C - PHASE 2 177980 SUITE 100
Case No DIR-2019-6048-TOC-SPR-WDI RESIDENTIAL FLOOR AREA 503330 BURBANK, CA 91504
: GRAND TOTAL 514756 JELISA THOMAS ADAMS, GE

3573 HAYDEN AVENUE
CULVER CITY, CA 90232
310.399.7975
KFALOSANGELES.COM
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R CAP AVENUE 34, LLC
949 S HOPE ST, SUITE 100
LOS A