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Echo Park

Low Medium Il Residential
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Daniel Pourbaba

Todd Elliott
Truman & Elliott LLP

Cody Briggs, Montrose
Condos Homeowner’s
Association

PROJECT 923-929 Glendale Boulevard, 1810 West Montrose Street

LOCATION:

PROPOSED The construction, use, and maintenance of a new 15-unit multi-family apartment building

PROJECT: with one level of subterranean parking in the RD2-1VL-CDO Zone. This project provides
one (1) on-site restricted affordable dwelling unit for Very Low-Income Household
Occupancy.

REQUESTED An appeal of the Director of Planning’s Determination to:

ACTION:

1. Determine that based on the whole of the administrative record as supported by
the justification prepared and found in the environmental case file, the project is
Categorically Exempt (ENV-2017-2438-CE) from the California Environmental
Quality Act (CEQA) pursuant to Section 15332 of the State CEQA Guidelines, and
there is no evidence demonstrating that any exceptions pursuant to Section

15300.2 apply.

2. Conditionally Approve a Density Bonus Compliance Review pursuant to Section
12.22 A.25 of the Los Angeles Municipal Code (LAMC) and an Echo Park CDO
Plan Approval to find based on the whole of the administrative record, the project
is substantially conforming with the Echo Park Community Design Overlay.
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RECOMMENDED ACTIONS:

1. DETERMINE, based on the whole of the administrative record, that the project is exempt from the
California Environmental Quality Act (CEQA) pursuant to California CEQA Guidelines Section
15332 (Urban In-fill), and that there is no substantial evidence demonstrating that an exception to
a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

2. DENY the appeal and sustain the Director of Planning’s Approva! of a Density Bonus utilizing one
(1) on-menu incentive pursuant to LAMC Section 12.22 A.25; and an Echo Park CDO compliance
review.

3. ADOPT the conditions of approval and the findings, including the revised CEQA justification as the
conditions and findings of the Commission.

VINCENT P. BERTONI, AICP
Director of Planning

Reviewed by:
Jane 4. Choi, AICP Kevin S. Golden
Seror City Planner City Planner

Lhksori— [k

Hakeem R. Parke-Davis
Planning Assistant

ADVICE TO PUBLIC: * The exact time this report will be considered during the meeting is uncertain since there may be
several other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272, City
Hall, 200 North Spring Street, 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 Commission’s Office a 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 the agency at
or prior to the public hearing. As a covered entity under Title Il of the American 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 its 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 no later than seven
(7) working days prior to the meeting by calling the Commission Secretariat at (213) 978-1300.
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PROJECT ANALYSIS
PROJECT SUMMARY

On July 25, 2019, the Director of Planning issued a Determination approving a 30% Density Bonus utilizing
one (1) on-menu incentive pursuant to LAMC Section 12.22 A.25 to allow the construction, use and
maintenance of a 4-story, 22,729 square foot housing development containing 15 dwelling units, consisting
of 14 market rate units and one (1) on-site restricted affordable unit for Very Low Income household
occupancy for a period of 55 years. By setting aside nine (9) percent of the eleven (11) base dwelling units
for Very Low Income Household occupancy, the project qualifies for an On-Menu incentive. The requested
incentive is for height, including a 20 percent increase in the height limit pursuant to LAMC and a 30 percent
increase in the Echo Park CDO height limit."

The project is utilizing the automobile parking reduction pursuant to AB 744 (California Government Code
Section 65915(p)(2)) and LAMC 12.21A.16(a)(1)(i) on the project consisting of a mix of incomes within one
half mile of a major transit stop to which the project has unobstructed access. As such the project is required
to provide a minimum of thirty (30) vehicular parking spaces and two (2) short term and fifteen (15) long term
bicycle parking spaces within one partially subterranean podium parking level.

TECHNICAL MODIFICATIONS

The Letter of Determination cited Section 15332 Class 32 for an infill project. The Categorical Exemption
Justification for ENV-2017-5368-CE has been revised and submitted as Exhibit F to reflect the removal of
and replacement of one (1) Black Walnut Tree with four (4) trees. The removal of the Protected tree will be
done by permit with review by the Urban Forestry Division of the Bureau of Street Services.

BACKGROUND

The subject site is in the RD2-1VL-CDO Zone, which allows 11 units on the 20,017 square foot site. The
parcel is three lots on south-west corner of Montrose Street and Glendale Boulevard having a slope greater
less than 10%. The site is designated as a Hillside Viewshed Protection site in the Echo Park CDO and is
adjacent to the Echo Park Lake. The project proposes a 22,729 square foot, 15-unit apartment building with
36 parking spaces in an 8,250 square foot parking garage. The buildable area of the site is 14,680 square
feet and the proposed floor area ratio is 1.5:1. The General Plan Land Use Designation is Low Medium Il
Residential.

The site is within the Echo Park Community Design Overlay boundaries established by Ordinance No.
180,880, which became effective on October 27, 2009. The Echo Park CDO contains design standards,
requirements and guidelines, which are applicable to the subject Project scope of work. The guidelines
for new construction are evaluated to demonstrate that a proposed project is substantially compliant with
the CDO standards and guidelines. The Project location is within a Hillside Viewshed Protection area
and the Echo Park CDO, which subjects a Project height not to substantially exceed a height to 30 feet.
In addition, the municipal code allows a height of 45 feet. With an application of density bonus’ height
incentive, the project is able to attain a 30 percent increase from the CDO’s building height to allow 39
feet and a 20 percent increase in the height based on the RD2-1VL-CDO Zone, which allows a height
up to 54 feet in height in lieu of 45 feet otherwise allowed.

Subsequent to the appeal, the applicant submitted a tree report, as a technical modification. The revised
plans include technical changes to address the presence of, number of and size of protected trees on the

" LAMC Section 12.22A25(f)(5) allows that a percentage increase in the height requirement in feet equal to the
percentage of Density Bonus for which the Housing Development Project is eligible. This percentage increase in height
is allowed over the entire parcel regardless of the number of underlying height limits.
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site. The trees were not accounted for in the initial environmental scope of work and was previously omitted
by the project applicant.

APPEAL AND APPELLATE BODY

On August 7, 2019, an appeal was filed by an aggrieved party challenging the entire Determination of the
Director of Planning. The appeal application and justification are provided in Exhibit A. Pursuant to Section
12.36 of the Los Angeles Municipal Code (LAMC), the City Planning Commission is the appellate body for
the project requesting multiple approvals including a Density Bonus Affordable housing incentive review, and
an Echo Park Community Design Overlay review.

APPEAL POINTS AND STAFF RESPONSE
The following is a summary of the appeal and staff’s response.
Appeal Point 1: The appellants opposed the height percentage increase citing an improper

calculation. Per the table in Section 25.c.1, providing 6 percent of Very Low-Income
Units results in a 22.5 percent Density Bonus.

Staff Response: The appellant is incorrectly calculating the set aside based on the total number of
units proposed, which is not off base number of units. A project that includes at least
nine (9) percent of the base units for Very Low Income Households is granted a
minimum density bonus of thirty (30) percent. Thirty (30) percent of the base of
eleven (11) units allows four (4) addition units when rounded up for fifteen (15)
dwelling units.

A project that includes nine (9) percent of the base units for Very Low Income
Households is granted a minimum density bonus of thirty (30) percent. LAMC Section
12.22A25(f)(5) allows that a percentage increase in the height requirement in feet
equal to the percentage of density bonus for which the housing development project
is eligible. For an on-menu incentive, the height increase is allowed regardless of the
number of underlying height limits. In this instance, the project must meet both the
LAMC height regulations and the Echo Park CDO height standard.

Therefore, the maximum percentage increase in height is established to be thirty (30)
percent, equal to that of the granted density bonus in feet according to the table listed
under LAMC Section 12.22A.25(c)(1). The project applies a twenty (20) percent
increase in the height limit pursuant to the LAMC and a maximum thirty (30) percent
increase in the Echo Park CDO height design standard.

Appeal Point 2: According to LAMC Section 12.22A25(f)(5)(i) no height Increase allowed within 15
feet of an R2 Lot.

Staff Response: The site is not within 15 feet of any lot in the R2 Zone. The subject site substantially
surrounded by similar zones. To the south and west, adjacent parcels are in the RD2-
1VL-CDO Zone as is the project site. The properties to the North are in the R3-1VL-
CDO Zone. The parcel to the East is in the OS-1XL-CDO Zone, which is the Echo
Park and Lake. The site is located within Height District 1, which has a 45-foot height
limit. As such, the project is aligned with both the current zoning and the Silver Lake
— Echo Park — Elysian Valley Community Plan Land Use Designation and does not
increase height within 15 feet of an R2 lot.
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Appeal Point 3:

Staff Response:

Appeal Point 4:

Staff Response:

Appeal Point 5:

Staff Response:

Setback Pursuant to LAMC 12.25.f(5)(i)(b) : For each foot of additional height the
building should be set back one horizontal foot. Density bonus Height / setback
requirement is not met.

The appellants indicated that the proposed project height is not compliant with the
setback requirements stated in LAMC Section 12.22 A 25 (f)(5)(i)(b). The LAMC
Section states, “For each foot of additional height, the building shall be set back one
horizontal foot.” However, this regulation is applied only with LAMC Section 12.22 A
25 (f)(5)(i)(a) above it. As established in the response to Appeal Point 2, LAMC
Section 12.22 A 25 (f)(5)(i)(a) only applies to properties that are abutting an R2-zoned
lot, which this site does not. Therefore, the project is subject only to the yard
regulations of the RD2 Zone, which it meets.

The RD2-1VL-CDO Zone requires a fifteen (15) foot front and rear yard, which is
provided. The zone requires a five (5) foot side yard, plus one foot for each story
over the second, not to exceed 16 feet, and the project provides seven (7) feet. The
proposed height is authorized under the applicable 1VL Height District and RD2-1VL-
CDO Zone. The project is four stories tall over a one story parking podium and
provides a 7-foot southerly side yard and a 15-foot front and rear yard setback.
Pursuant to the provisions of the RD2-1VL-CDO Zone, the setbacks comply with the
Zoning Code.

Echo Park CDO Design Standard 7e stipulates that buildings or structures shall not
substantially exceed 30 feet in height from adjacent finished grade when designated
Low Medium Residential and Hillside Viewshed Protection Areas fronting the lake.

The appellants are opposed to decision based on the existence of significant
protected and endangered Black Walnut Trees

The initial filing did not include information about the existing trees. After an appeal
was filed, the applicant provided a tree report, from Mr. Paul Lewis, Landscape
Architect, who found one Juglans Californica (Black Walnut) tree is in fact on the site,
and three non-protected trees. All trees are proposed to be removed. The removal
of the protected tree will require a permit and review by the Urban Forestry Division
of the Bureau of Street Services. The removal of the protected tree will require
replacement at a four to one ratio. In addition, the Project will be required to provide
additional trees per LAMC Section 12.21G at a ratio of one tree for every four dwelling
units proposed.

Therefore, a technical modification is included as part of this appeal report and the
amended landscape plans were submitted to demonstrate compliance with the
replacement requirements for protected trees and LAMC Section 12.21G.

No Condition of Approval Addressing Geology Report

The project will meet Building Code Regulations regarding grading as a matter of
regulatory compliance and has already received an approval letter of its geotechnical
report from the Department of Building and Safety’s Grading Division. The project
would not create any substantial and unavoidable impacts in relation to geology and
be subject to regulatory controls, which will minimize geological impacts related to
moving 14,000 cubic yards of soil. The applicant provided a Geology and Soils
Report Approval Letter to the case file, issued by the Department of Building and
Safety Grading Division on August 21, 2017 with Log Number 96509-02. The letter
states that the reports prepared by Applied Earth Sciences dated July 24, 2017 are



DIR-2017-5367-DB-CDO-1A PAGE 7

Appeal Point 6:

Staff Response:

Appeal Point 7:

Staff Response:

Appeal Point 8:

Staff Response:

acceptable and provides conditions of approval. Therefore, based on the Soils and
Geology Approval Letter issued by the Building and Safety Grading Division, it is
found that the applicant has taken the necessary steps and sought approval from the
LADBS Grading Division to address any the geological impacts.

Does Not Preserve the Protected Hillside Viewshed

The project is exempt from the Hillside Viewshed Protection standards including
setback allocation and facade terracing for the third story and above. The site is
designated as Hillside Viewshed and the Silver Lake — Echo Park — Elysian Valley
community plan designates the site as Low Medium |l Residential. Design Standard
7f states that Low Medium Residential properties designated as Hillside Viewshed
Protection are exempt from this requirement.

The Massing and Scale chapter of the Echo Park Community Design Overlay,
discussed in Guideline 7 states that “Hillside properties fronting the lake should
preserve hillside Viewsheds from the lake by creating a massing that contours the
hillside through terracing”. The project sufficiently steps back the footprint of each floor
above the second floor in order to terrace the building in relation to the surrounding
hillside. The project plans demonstrate, that the project substantially provided this
aesthetic terracing feature, as well as additional setback although not required.

Inaccurate conclusion that the proposed development will result in “No Traffic Impacts”

The Project was reviewed based on a level of service threshold, which exempted the
Project from a traffic study based on its size. The Department of Transportation
maintains the thresholds for level of significance to determine significant impacts to
adjacent properties and key intersections. The threshold of significance established
by DOT is thirty-six (36) dwelling units, and the subject project only includes 15
dwelling units, which is well below that of the threshold established by the Department
of Transportation. As such, it was determined that the project does not reach the
thresholds of significance. The haul route approval will separately include conditions
of approval relative to hauling operations, which is separate and apart from the Density
Bonus requested.

Inaccurate project description in Density Bonus/ Affordable housing in the CEQA
Clearance.

The CEQA clearance for the project was inaccurately described as having seven units
when in fact the project includes 15 dwelling units. This was a typographical error and
shall be corrected to state 15 units. Furthermore, the number of units and the amount
of density bonus subject to this approval remains consistent with the findings that the
site is currently, and will continue, to be adequately served by all required utilities and
public services for the density proposed.

STAFF RECOMMENDATION

Staff recommends that the City Planning Commission deny the appeal and sustain the Director of Planning’s
Approval of a Density Bonus utilizing one (1) on-menu incentive pursuant to LAMC Section 12.22 A.25; and
an Echo Park CDO compliance review; determine that based on the whole of the administrative record, that
the project is exempt from the California Environmental Quality Act (CEQA) pursuant to California CEQA
Guidelines Section 15332 (Urban In-fill), and that there is no substantial evidence demonstrating that an
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies; and adopt the
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conditions of approval and the findings, including the revised CEQA justification as the conditions and
findings of the Commission.
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Approved Plans
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040LAZING WITHEN - OF THE ADUCENT FLOOR
SURFACE SHALL IE PLLLY TEUPERSD,
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'OPENING SE. SEE DETAL O1/A.10
OPENING SIZE, SEE DETAL DI/AT, 1D
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é LOOR TYPE PER AT.0
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[G940]  CONCRETE MASONRY UNIT GENERAL KEYNOTE (THIS SHEET) Pe)
1 GUARDRALS TO BE 42° MINMUM HEIGHT WITH 3 UNCD_DRED CONCRETE W/ SMOOTH FIN.
56" MAXIMUM OPEWING SEZE. UNCOLORED CONCRETE W, SNOOTHAN. (o]
2 CONTRACTOR TO VERIFY CONFORMANCE TO CONCRETE SIDEWALK [e)
ENVELORRS. PROVEE CERTEIRD & CONCRETE 6
GYPSUM BOARD
OF REQUIRED BUILDING HEIGHT. WFGRM
ARCHITEGT OF ANY TEMPERED GLASS SHOWER ENCLOSURE. o)
RING MOOIFIED BITUMEN (FFY (FE]  METAL Wr POWDER COATED FINSH
BEAL GR EQUAL) EXVENDING 24" EACH BIDE AT ALL [WF51]  METAL SCREEN FOR GREEN WALL o]
VALLEYS, CRICKETS, TOPS.OF WALLE, CONFINED (FEiL]  CORRUGATED MTL SIONG, VERTICAL, CLA TBD BNE-HOUR HORIZONTAL BUILDING SEPARATION o]
RAKES, AND TRANSITION AREAS, ADD WATER, SAND FINISH PLASTER W INTEGRAL COLOR: 'MERLEX oo e—ae  INACCORDANCE WITHSECTION711.
DIVERTER G CONFINED RAKES. P-100 GLAGER WHTE 1USG FIRE RATED SYSEM DESKN - UL 0311, STG o)
CRUSHED GRAVEL QVET COMPRCTED AL 52, 0
SLESTONE QUARTZ COUNTERTOR mersecswsenmas  TWO-HOUR HORZONTAL BULDING SEPARATION 1Y
oI woDD GRAN VERTICAL COMPOSITE PANELING ACCORDANCE WITH SECTION 711, C
£ WIDE PLANK FRENCH WHITE QK WOOD FLOORING
1TE QAKX YERTICAL GRARLIVOTD V2 FLOOR TYPE FER A7.00 project: #Pin
08 EXTERIOR WALLS VWATH A FIRE SEPARATION
RS
RESISTANCE RATING
0OTH SIDES ) O
GENERAL KEYNOTES
oo & TOPOF WALL ELEVATION
GKO1  GUARDRAIL TO BE 4" MIN HEIGHT WITH 3 15/16* MAX. N
OPENING SE. SEE DETAL 01/A7.10 s DIMENSION TO FINISH FACE OF WALLS / SURFACES n
GKO2 GUARDRALL TO) BE 42° ML HEIGHT ViTH 2 15/16° MAX, - ”
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SCALE: /18 10"

04 EAST ELEVATION

04 GLAZING WITHN 18 DF THE AQLACENT PLOOR
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OB PARAPETS, BATELLITE ANTENKAE, RALS,
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GENERAL KEYNOTES
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LEGEND © 08.1DCDO REVISIONS
‘CONCRETE MASONEY UNIT 4 {@00  GENERAL KEVHOTE (THIS SHEET) c
1 GUARDRALS TO BE 42° MIMUA! HEIGHT WITH.A UNCOLORED CONGRETE W/ SHOGTH FN. )
15116° MAXIMUM DPENING SIZE. UNCOLORED CONCRETE W/ SMOOTH R < —-[6BX]  GREEN BLILDING KEYNOTE (T IS SHEET) C
02 CONTRACTOR TO VERIFY CONFORMANCE TO O TR S Sl Tes——s—===— [EROREAINE e}
REQUIRED BUKDING HEIGHTS AND BULDING LIGHTWEIGHT CONCRETE TOPPING @ ELEVATED FATIO —_— — — —  smaKE
5. PROVIDE CERTIFIED SURVEY P — e — . cavitAme C
GF REGUIRED &1 IGHT,
TEMPERED GLASS SHOWER ENCLOSURE
ARCHITECT OF ANY PROFO:
METAL W/ POWDER COATED FINSH o
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DIVERTER (3 CONFINED RAXES, 100 CLACERWHTE USG FIRE RATED 5YSEM DESKGN - UL 0311, TG o)
64 GLAZING WITHI 18 OF THE ADVAGENT FLOOR e e ooy = o)
WALKING SURFACK SHALL 96 FLLLY TEMPERSD, SLESTONE QUARTZ CCUNTERTOR sescosmcasmes  THO-HOUR BULDING SZPARATION N
05 PARAPETS, SATELLITE ANTENNAE, RALS, O T COMECAITE A NS s m o
SKYLIGHTS, ROOX EGUIFMENT MJST BE WITHN e ;;‘C:R ‘“E”ut;'n"::ﬁ W"m‘;ﬁm
il . Ve e e 0. FLOOR TYPE PER A7.00 project: #Pin scale:
08 EXTERIOR WALLS WITH A FIRE SEPARATION ROV ER R e SRS wanoled
RECISTANGE RATRLS FOR EXPRURE 10 FIE FROM
BGTH aIDES) ELEVATION DM, / DATUM
GENERAL KEYNOTES
roxee—-e  TOP OF WALL ELEVATION
GO GUARDRAR TO BE 42" MIN, HEKGHT WITH 3 15/16° MAX.
CPENING SIZE SEE DETAL UI/AZ.10 - % oo DIMENSION TO FINISH FACE OF WALLS / SURFACES. -
Gz GUARDRAR TO BE 12" I HEIGHT WITH 2 15/16° MAX. . 70 FAAAIG FAGE OF ST
OPENNG SIZE. SEE DETAL GI/AZ.10 HMWO'\I FRAM. sl ® =
GRo4 I e —




12 BUILDING SECTION
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12 BUILDING SECTION

GLENDALE residence
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bittoni architects
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22" WNIMUM HESGHT WITH 3
2.

ATRASTOR TO VERFY QONFCRIMARCE 6
REQUAED FLILDING SEIGHTS AND BUILING
ENVELEPES PROVDE CERTAED SLAVEY
oF LN REIGHT, ‘NFCRA

ARCHITEST GF SNV G:§CREPANCIES.

1AL STLRACKERING IEDFIED) BITUMEN (IR
SEAL SRECUAL EXTE:

SIS 24" EACH SIDEATALL
“AL_EYS, CRICKETS, TOPS OF NALLS, SINFINED
RAKES, AND TRANSITICN AREAS AC: R
SRERTER NED RAKES,

M GLAZING WITHIN 18’ ¥ THE A,
FALONG SURFASE Bl L AE ALY TE!

26 PARARETS, SATELLITE ANTERNAE, RML6,
SKVUGHTS, RCCF EQUIPVENT ST BE PTHIN
THE KEIGHT LIIT.

28 EXTIRIZR WALLS T AFIRE SEPARATICN
EISTANCE O 5 CR LESS SHALL BE 4R FIRE-
RESISTANGE AATING FGR EXPCSLAE TC FIRE FAOM
ESTHEINES |

FINISE LEGEND

CRETE MASONRY UNT

SOLGRED CCNCRETE W/ SMOOTH AN,
ORED CONCRETE W/ SMOOTH FIN.

CORRUGATED MTL SDING, “ERTICAL, €A TED
SAND FINISH PLASTER W INTECRAL GOLGR: WERLEX
24100 GLACIER WHITE
CRUSL-ED GRAVEL OVER SOMPASTED FILL
SILESTONE QUARTZ COUNTERTOP

.COD GRAIN: YERTICAL COMA08TE PANILING

£EE FUANK FRENGH 'WITE 04K 'NOCD FLOCAING

AR VERTICA_ GRAIN WOCD VENEER
'SARNAFIL ROOF MEMBRANE, WHITE, SZE (A7.30)

GENERAL KEYNCTES

GKE!  GUARCRAI. TO BE 42" MIN, HEIGHT WITH T 15/18" MAX.
OPENING SZE. SEE DETAL O1/AT.10

GKEZ  GUARCRALL TO BE 42 MIN. HEIGHT WITH 3 16/16" MAX.
OFENNG SIZE, SEE DETAIL O1/A7.10

LEGEND
S

o vae—- @

»
"

BENEHAL KEYNOTE {THIS SHEET)

SREEN BULDING KEYNOTE (TS SHEET)
PROPERTY LIME

SETBAGK L
CENTERLNE

PROPOSED GRADE

B GRADE

ONEHOUR HCRI/CN AL SUILDNG SSPARATION

N AGCORDANGE Wik SECT:ON 713,
lﬁJzSG FiRE RATED SVEEM TLSIGM - UL 0811, 5TC

TWO-HOUR =ORZONTA. BUADING SEPARATION IN
ACGCRECANCE WA SECTCN 711,

FLOOR TYPE PSR A7.00

ELEVATION DIM. / DATUM

TOP OF WALL ELEVATION

DIMENSION TO FINISH FACE OF NALLS 7 SURFACES
DIMENSION TQ FRAMING [FACE OF STUD)

2 2 4 s
T e —

issus sets,
(O 08.10CDO REVISICNS
o]
o]
o]
o}
c
O
o]
C
o]
o]
project: #PIn scale:

o5 oled

A4.02

1 protea on: sinane
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13 BUILDING SECTION

SCALE:3/16"= 10"

GLENDALE residence

929 Glendale Bivd. Los
Angelas California 90026 USA

bittoni architects
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b= riedre ety st
S iy
I
issue sats:
NOTES FINISHLEGEND LEGEND O 08.10 CDO REVISIONS
CONCRETE MASONRY UNIT —JEOX|  GENERAL KEYNOTE (THS SHEET) O
'UNGOLORED CONCRETE W/ SMOCTH AL | ]
01 GUARDRAILS TO BE 42° MINIMUM HEIGHT WITH 3
B i UNGOLORED CONCRETE W/ SMOOTH AL 182 m“‘“mg {THIS SHEET) o]
‘CONCRETE SDEWALK —— e PROPETY
42 CONTRALTOR TOVERIFY CONFORMANGE TO JEE— o}
REQUIRED BULDING HEIGHTS AND BUK WKE. UGHTWEIGHT CONCRETE TOPPING @ ELEVATED AATIC! -— — SETBACK LINE
ENVELOPES. PROVIDE CERTIFIED SURVEY GYPSM BGARD —_————— e —  CENTERUNE O
OF REQUIRED BULDING HEIGHT. INFORM GLASS SHOWER ENCLOSURE
— D GRADE
ARCHITECT OF ANY DISCREPANCIES. METAL W/ POWDER COATED FINSH. i O
D3 ADD SELF-ADHERWNG LODIFIED BITUMEN [SFFY METAL SCREEN FOR GREEN WALL m e e--—- GHGUE (o]
SEAL OR EQUAL) EXTENDING 24* EACH SIDEATALL CORRUGAT VERTICAL
R e BN TNSHPLSTER W TR 5008 Y7LSK SRR 1 - e G o
ONVERTER G CONFINED RAKES. P-100 GLAGER WHITE LsahRe "SYSEM BESIGN « UL 0311, §TC o)
GLAZING WITHIN 18" OF THE ADJACENT FLOOR 'CRUSHED GRAVEL OVER COMPACTED AL o
o - SLESTONE QUARTZ TWO-HOUR HORZONTAL BULDING SEPARATION N
WALKING SURFACE BHALL BE FULLY TEWPERED, VERTOAL ACCORDANCE WITH BECTIONT 1Tk c
06 PARAPETS, SATELLITE ANTENNAE, RALS, B WIDE PLANK FRENGH W1 g FLOORING
BHYLIGHTS, EQUIPMENT MUST BE WITHIN MITEQ‘KV;"M Gﬁ@m
THE HEIGHT LT, FLOCR TYPE PER A7.00 project: #Pin scale:
SARNAFL. ROOF MEVIBRANE, WHITE, 2E A7.3) asnoead
08 EXTERIOR WALLS WITHA FIRE SEPARATION
%ﬂY‘l&'&%ﬁ mauER'E"'fRO FIRE FR ELEVATION
oM
BGTH 3ICRS) et DiM. / DATUM
GENERAL KEYNOTES
o ——s  TOP OF WAL ELEVATION
GHO!  GUARDRALL TO SE 42° MIN. HEIGHT WITH 3 1516° MAX, i
OPENING SZE. SEE DETAL CUAT.10 s =& DMENSION TO FINISH FAGE OF WALLS / SURFACES =
G2z GUARDRAIL TO BE 42° MIN, HEIGHT ITH 2 15167 WAX. I
OPENING SEE SEE DETAIL O1/AZ.10 _r o oot DMENSONTO FRAMNG FACEOFSTUD) B romdon sone
GKOS L] z L L3
oL e ee——

GKDS.




NOTES
sENERAL

91 GUARCRAILS TO BE 42" ¥ INYLA HEITHT WTH 3
156" HAXMUM OPENNG SZE.
92 SCNTRAGTOR TD VERIFY SONCRMANGE TS
FAUSES TS AT

SF REQUIEC BULD
ARCHTTECT GF AN

€4 BAZNG ¥ OF THEADIATENT FLESR
WAKNG SLREADE §aal | BEFLLY TENPERES,
€5 PARABETS, SATELLITE AKTI

IO 5T, RGCF EGUIBHEN
TE AEIGHT LA,

NNAE, LS,
g

| AFIRE SEPARNTICN
SR BE fHR FRE-
SIRE T FIRE FROM

CONGRETE MASONAY UM

UNCOLSATD CONGRETE w7 SCOTH FIN,
UNCOLORED CONCRETE @/ SMOOT {FIN,

CONCRETE SDENALK

LGHTW BGHT SSNGRETE TOPPING @ ELEVATED PATIO
GYPSLA BCARD

TEMPERI) GLASS SHOWER ENCLOSLRE

METAL W/ POWDER COATED =SS

MERL SCREEN FOR GAEEK WALL

GORSUGATED K7L SIDNG, VERTICAL, GLR TBD

SAND FINSH PLASTER vif INTEGRAL COLOR: MEFLEX'
P-163 GLACER WHTE

CRUSHED GRA/D. GEN COWPACTED AILL

SILEETINE SUARTZ COLMTERTER

WOCT: GRAL? VERTICAL JOMPCSTTE PANELNG

6 WUTE FLANK FRENCH WHITE GAK WOOD FLOORING
WIHTE GAX YERTCAL GRAIN 700D YENEER
SARNAFIL ROCF MENBRANE, WHTE, SEE (A7.00

GENERAL KSYNCTZE

GUARCAALL TO BE 42° MIN. HEIGHT WITH 8 15716 hAX.
CPENING SZE SEE DETAL OVA.10
GUARCAAL TO BE 42" MIN. HEIGHT WITH 5 16/1A" MAX.
JPENING SIZE, SES DETAIL 01/A7,1C

LEGEND
<@

——

R 54346
i F @ 4THFLEOR

R I eI NS Ii} 25
i F @ SRD FLOOR

FIZTR

L ges
_Qr‘; F@ BTFLOGR

14 BUILDING SECTION

SCALE: 3G = ¥

GENERAL KEYNOTE (IHIS SREET)

SREEN BLILDING KEYM-OTE (THIS SHEET)
PRCPERTY LINE

BETBACK LINE

CENTERLINE

PRCPCSED GIAZE

{5 GRADE

ONE-HOUR ~CRIZONTAL BULL \11;? SEPARATICM

ORDANCE #/Tm SECTION 71 .
%C“REHM’E&SYSE\‘ N- WL 0L ETC

TWO-HOUR :(CAZONTAL DA DING SEPARATION IN
ACCCROANGE WiT= SESTICN 117,

FLOOR TYPE PER A7.00

ELEVATION DIM 7 DATUM

TP CF

LEVATICN

DIMENSICN TG P
DIVENSITNTO TR

FACE OF WALLS / SURFACES

© 2 +

529 Glendale Bivd, Los
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14 BUILDING SECTION

GLENDALE residence
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15 BUILDING SECTION
SCALE: 3/16'= 10"

15 BUILDING SECTION

GLENDALE residence
529 Glendale Bivd, Lo

Angeles Calfforia 80026 USA
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NOTES

91 GUASDRALS TO BE 47" MINIMU HEIGHT WITH 3
T5HE MAXIMUM DPENING SIZE.

92 CONTRACTOR TO VERIFY CONFORMANCE TO
REQUIRED BULDING HEIGHTS AND BULDING
ENVELOPES. PROVIDE CERTIFIED SURVEY

OF REQUIRED BULDING HEIGHT, INFORM
ARCHITECT OF ANY  DISCREPANCIES.

93 ADD SELI-ADHERING LODIFIED BITUMEN (JFFY
SEAL DR EQUAL) EXTENDING 24" EACH SIDE AT ALL
LS, CONFINED

RAKES, ANQ TRANBITION.
DIVERTER @ CONFINED RAKES,

04 GLAZING WITHIN 18° OF THE ADUACENT FLOOR
WALKING SURFACE BHALL B2 FULLY TEMPERED,

05 PARAPETS, SATELLITE ANTENNAE, RALS,
‘SKYLIGHTS, ROOF EQUIPMENT MUST BE WITHIN
THE HEKGHT LT,

08 EXTERIOR WALLS WITH A FIRE SEPARATION
DISTANCE OF " OR LESS SHALL BS 1.HR FIRE-
RESISTANGE RATING FOR EXPOSURE TO FIRE FROM
BOTH BI0ER.)

FNISH LEGEND

CONCRETE MASOARY LNT
UNCOLORED CONCRITE W/ SMOOTH AL
UNCOLORED CONCRETE W/ SMOOTH AN
LIGHTWEIGHT CONCRETE TORPING @ ELEVATED PATIO

GYPSUM BOARD
GLASS SHOWER ENCLOSURE

BARNATL AGOF MEMBIRANE, WHITE, SEE (47.30)

GENERAL KEYNOTES

GID1  GUARDRAIL TOBE 42" MIN. HEKGHT WITH 3 16116° MAX,
SIZE. SEE DETAL 01/47.10

@K02  GUARDRAIL TOBE 42° MIN. HEKGHT WITH 15/16° MAX.
OPEMING SIZE. SEE DETAIL 01/A7.10

aioa

G4

GENERAL KEYNOTE (THIS SHEET)
GREEN BUILDING KEYNOTE (THIS SHEET)
PROPERTY LIVE
SETBACK LNE
CENTERUNE
PAOPOSED GRADE
B GRDE
A HORIZONTAL BUILDING SEPARATION

oNi
INACCORDANGE WITH SEGTION 711,
LBARE RATED SYSEM DESIGN - UL 051,870

‘TWO-HOUR HORZONTAL BULDING SEPARATION IN
AGCORDANCE WITH SEGTION 711,

FLOOR TYPE FER A7.00
ELEVATION O, / DATUM

TGP OF WALL ELEVATION
DIMENSION TO FRISH FAGE OF WALLS / SURFACES
DIMENSION TO FRAMING FACE OF STUD)

0 2 f;

e —

issuo sets:

Q 18.10 COO REVISIONS
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C

C

O

O
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C

project: #PIn scale:

A4.05
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NOTES

GEMERAL

20 GUARSRATLS T BE 42 MINMUM HEGHT WITH 3
86" MKV SPENNG SIZE.

21 ZONTRZCTOR 76 VER|FY COKFCRVANSE TO
4] BT

EIGHTS AD BUILD);

NTR
REGUIRED BULDS

95D SELFASHERING 413X
SEAL DREQUAL EXENC: H SO AT AL
WALLEYS, SRICKETS, TCPS SF'WALLS. CONFINEO.
RAKEE, \N3 TRANSTICH AREAS, TER
T/ERTER 3 CONFINED RAKES

MIAZNG N
WALRNG SURF!

5" GF THE ADIACENT FLOCR
ShaL. BE FULLY TENOERED.
25 PARAPETS, SATELLTE ANTENNAE, RAILS,
SKYLISHTE. RCOR EQUIPVENT 457 BE ¥
THE HEIGHT LI,

28 EXTERICR

.S IMTT= A FIRE, SEPARATICH
2 CF B CR LESS SHALLBE (R FIRE-
RESISTANGE RATING FOR SAPCSURE TC FIRE FROM
BO™H SICES |

]

FINISH LEGEND

CONGRETE MASSARY UNIT

NGO ORED CONGAETE W/ S400TH FN.
LNGOLIED GONCRETE W SMOOTH Ft.

CONCFETE SIDEWALK

UGHTIWEIGHT CONCRETE TOPPING @ ELEVATED PATIC
GVPSUM BOARD

TERPERED GLASS SHORER ENCLOSURE

METL W PCADER COATED FINSH

CORRUGATED M7, SONG, vERTCAL CLRTED

SAND FMSH PLASTER Wy INTEGRAL CCLOR; MERLEX
P-130 GLACH
GPUSKED GAY

TE
OVER COMPASTED FiL

6 WIDE PLANK FRENCK WHITE DAK /OO FLOORING
WHITE QAK VERTIGAL GRAN w000 VENEER
‘SARMAR!. POOT 1/3MBRANF, WHTE, SEE (A7.30)

ERAL KEYNOTES

GUARCRAIL TO BE 42° N, HEIGHT VATH 7 1618 ¥AX,
CPENNG SZE. SEE OETAL O1/AT 10
GUARTRAL 16 BE 12 Wi, HEKGHT "WITH 3 15167 MAX,
CPEMNQ STE, SEE DETAL DI/ATL1D

LEGEND

16 BUILDING SECTION

41567
¢FF @2ND FLOOR

1 406"
$ﬁ @ 1STFLOGR

%
|

16 BUILDING SECTION
e GLENDALE residence
926 Glerdale Bivd, Los
Angeies California 90026 USA
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issue sets:

C 08.10CDO REASIONS
GENERAL KEVNOTE (THS SHEET) ls!
GREEN BUILOING KEYNOTE (TS BHEET) O
PROPEATY LINE O
SETBAGK LINE
CENTERUNE G
PROFO [a
{£) GAADE @]
ONEHOUR ~OB ZGNTAL BULDING SEPATATCN o]
N ACCORDANGE TH SECTION 711,
JST AR RATED SVSEN 311,810 Ie)
& w
TWO-HOUR FIORIZONTAL BUILDING SEPARATION, IN O
ACCORDANCEWITH SECTON 711, [¢]
FLCCR TYPE PER A7.00 praject: #Pn soale:

asnoed

ELEVATION DIM. / DATUM

TOP OF WALL ELEVATICY
DIMENSCN TG FINSH FACE CF WAL LS / SURFAGES A4 [ ] 06

DIMENGTN T2 FRAMMNI CFSTUD)
SOUTO MM FACE CFSTUY 2 retwice. o

4 z T &
T ey T—
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17 BUILDING SECTION
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17 BUILDING SECTION &) ENDALE residence
SCALE: /16" = 10"
928 Glendale Bivd., Los
Angeles Califomia 90026 USA
bittoni architects
2125 Corensue,
Los egren € 8005
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e el Ypdplalrao
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—— issue sets:
FINISH LEGEND
NOTES LEGEND O 08.10GDO REVISIONS
seNeRAL ‘ONGRETE MASONFY UNIT ¢———JO00]  GENERAL KEVNOTE (THS SHEET) o
=) 'UNCOLORED CONCRETE W? SMOCTH FIRL
91 GUARDRALLS 7O BE 42 MNIUM HERGHT WITH3 e T S aoT e GREEN BUILDING KEYNOTE (THS SHEET) o
1516 MAYXIMUM GPENING SIZE. ;
'GONCRETE SDEWALK. PROPERTY UNE O
Ty e o e
ENVELOPES. PROVIDE CERTIFIED SURVEY INE C
GF REGUIRED BULDING HEIGHT. INFORM D B PROPOSED GRADE C
ARCHITECT OF ANY DISCREPANCES. METAL W/ POWDER COATED FINISH GRADE
83 ADD SELF-ADHERING MODWIED BITUMEN [ FY METAL SCREEN FOR GREEN WAL (2] C
mmsg;cmmzmggfzr EACH snsF:'rAu ‘CORRUCATED MTL SIDWNG, VERTIGAL, CLATBD nn‘vsmus; Howmwnsléaulmﬁ‘ssmﬁmm o]
V2 .KETS. TOP! WALLS, CONFINED -
KAKES, AND TRANSITION bl USG FIRE RATED SYSEM DESIGN - UL 0911, STG 0o
DVERTER G CONFINED RAKES. CRUSHED GRAVEL OVER COMPAGTED AL = o
4 GLAZING WITHIN 12° DF THE ADUACENT FLOOR ‘S ERTONE QUARTZ COUNTERTCR TWO-HOUR HORZONTAL BULDING SEPARATION IN
WALKNG SURFAGE SHALL BE FULLY TEMPERED, WOOD GRAN VERTICAL COMPOSITE PANELNG ACCORDANCE WITH SEGTION 711, e}
05 PARAPETS, SATELLITE ANTENNAE, RALS. & WEE PLANK FRENGH WHTE OAK WOOU FLOGRING
(TS, ROOF EQUIFMENT MUST BE WITHIN WHITE OAK VERTICAL GRAIN WOOD VENEER
PERA7.0 3 scale:
THE HEIGHT LIMT. g ario g ety M FLOCR TYPE PER A’ project: ¥Pin
DISTANGE OF & ORLESS SHALL BE 1R FEE:
TANGE OF §' 1:
RESISTANCE RATING FOR EXPGSLIRE TO FIRE FROM 4B BEATON DM,/ DATIM
BOTHEIOES)
GENERAL KEYNOTES
R TOP OF WALL ELEVATION
GHO!  GUARDRAL T0 BE 42" MIN. HEIGHT TH3 15116 MAX. i
OGS SEOTMLONTIO e - E. - OMENSION TO FINSH FACE OF WALLS / SURFACES n
GRB2  GUARDRAIL 42" MIN, HEIGHT WITH 2 1&/18"
OPEMING SUE. SEE DETAIL 01/AT.10 > = ¥ _DIMENSION TO FRAMING (FACE OF STUD) 8 Protst On: 101D
am - © =z 4 I -
R4 e —
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NOTES

BENERAL

9* GUARCRA(LS TC BE 42° LENMUM HEIGHT WITH3
2PENING EZE.

TB46° MRV

CCNTRACTIR TD YERFY CONFCRIZANCE T0
LDING S ANS DI

04 GLAZING WITHIN 16" OF THE ADJACENT FLOGR
WALKING SURFACE SHALL BE FLILLY TENPERED.

05 PARAPETS, SATELLY

TELLITE ANTENNAE, RAILS,
T8, ROOF EQUIPMENT MUST BE VATHIN

S0
THE HEIGHT LIMT.

25 EXTERICR YALLS ¥ITHA FIRE SEPARATICN
TISTANCE CF 6
RESISTA

Y \@\ rammrmar e s e e e R R e e U A R WS S % (1777 N/, T G . S e Sy Sy YR PSR iy I _¢F—‘““
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18 BUILDING SECTION
SCALE: 318" = 1'C*
FINISH LEGEND
LEGEND
CONCRETE MASONAY UNT <— SENERAL KEYNOTE (THIS SHEET)
UNGOLCRED CONGRETE ' SMCOTH M. g
UNCOLORED CONGRETE W SMCOTH N,
GNP SIOHALK
UGHTWEIGHT CONGRETE TOPPING & ELEVATED PATIOH B =N SETBACK LINE
GYPSLM BCARD CENTERLINE
TEUPERED oS SHOWER ENCLOSURE
PROPOSED GRADE
TR AR CONTED EH
SETALSCREENFCAGPEER WAL T e e s (] GRADE
‘CCRAUGATED MT. SIDAG, VERTICAL, CLA TRC ONE-HOUR HORIZONTAL BUILDING SEPARATION
'SAND FINISH PLASTER W/ INTEGRAL D0LOR; “MER.BX —— —— ——u |\ ACCORDANCE WITH SECTIOM 711,
P-100 GLACIER WHITE gZSG FIRE RATED SYSEM DES!GN - UL 0311. 8TG

CRUSHED GRAVE. GVER COVPACTED FLL
SLESTONE CUARTZ D! -
WEED GRAIN YERTICAL COMPOSTE PANBNG )

& VILE FLANK FRENGH 'wTE DAK WCOD FLOOPNG é]

ERTOP

TWO-HOUR HORZCNTAL BUALING SEPARATION IN
AGCORDANCE ‘WITH SECTCN T2,

VIHTTE QA VEATICAL GRAIN WCLD VENEER

SHPNAFIL ROGE NEMBRANE, \/nTE, 85 (47 30 FCCRIEE FER A7 0

5 CRLESS GLALL BE iR FRE-
TANCE SAT\G FOR EXPESLRE TD R:RE FROW

80T SIDES.]

@38 EBgmONTIVG/ OATUM
GENERAL KEYNOTES

GKOI GUARDRAIL TO BE 42° WIN. HEGH! VIIH 3 18/18° MAX,
OPENING SIZE, SEE CETA_Q1/AT.

e - @ TOP QF WALL ELEVATION

DIMENSION TO FINISH FAGE OF WALLS ¢ SURFACES
- & + DIMENSION T FRAMING (FACE OF STUD)
o Pl I v

GKOZ  GUARLRAL TOBE 42 M. HEG
OPENING SIZE. SEE DETAL. TI/AT 10

WINHT 1516 MAX.

18 BUILDING SECTION

GLENDALE residence

922 Glendale 32, Los
Angeles Californa GG228 USA

bittoni architects
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19 BUILDING SECTION
SOALE: 116" = 10" GLENDALE residence
929 Glorclalo Bivd, Los
Anpeles California 90026 USA

19 BUILDING SECTION

bittoni architects
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issue sats:
FINISH LEGEND
NOTES LEGEND C 08.10 GO REVISIONS
‘GENERAL BKXX| 'GENERAL KEYNOTE (THIS SHEET] O
1 GUARDRAIS T BE 42" MINMUM HEIGHT WITHY e e e ¢——{GBXX|  GREEN BUILDING KEYNOTE (THIS SHEET) Io}
15716 MAXILR GPENING, £17E. [ s o PO — bt
TOR 70 VERIFY COMFORMANGE 10 CONCRETE — — — — —  sEBAGKLNE
REQUIRED BUILDING HEIGHTS AND ELILDING IFSUMBOARD —_————— - —  CENTERUNE o]
CERTIIED SURVEY
‘OF REQUIRED BUILDING HEIGHT, I e PROPOSED GRADE C
ARCHITECT OF ANY E: e e Ba O
03 ADD SELF-ADHERING MODIFIED BITUMEN {JFFY
SEAL OR EQUAL) EXTENDING 24" EACH Eﬁ;&;‘# eoﬁmmﬂmmmmvmm GLRTED mnwous AﬁcO?MAL BJDR;%SE‘R\RAFW [}
VALLEYS, CRICKETS. TOPS OF WALLS. [ERE]  SAND FINSH PLASTER W/ INTEGAAL GOLOR: = emeem s INAGCORDANGE WITH SECTION 711,
RAKES, AND Pa00 LA ATE UG FIRE RATED SYSSMDESKGN - UL 0311, 870 @]
DIVERTER @ CONFINED RAKES, CRUSHED GRAVEL OVER COMPACTED ALL. g O
04 GLAZING WITHIN 18° OF THE ADUACENT FLOOR |EsTONE s TWO-HOUR HORZONTAL BULDING SEPARATION N
WALKING SURFACE SHALL BE FULLY TEMPERED. oo QR Ve ACCORDANCE WITH SEGTION 711, [e}
B WILE PLANK FRENCH WHITE DAK WOOD RLOORING
WHATE DL EETICAL GRAT WOOD VESEER FLOOR TYPE PER 47,00 project: #Pin scala:

DE PARAPETS, SATELLITE ANTENNAE, RALS.

[ , RODF EDUIRMENT MUET BE WITHIN
THE HEIGHT LIMIT.

08 EXTERIOR WALLS WITH A FIRE SEPARATION

DISTANCE OF §' OR LESS SHALL BE 1-HR FIRE~
REEISTANGE RATING FOR EXPOSURE TO FIRE FROM
BOTH $I0ES)

BARNAFL ROOF MEMBRANE, WHITE, SE (4700}

GENERAL KEYNOTES

GKO1  GUARDRAIL TOBE 42° M. HEIGHT WITH 3 16:16" MAX.
‘SEE DETAIL O1/A7.10

GNDZ GUAHDRAIL TO BE 47 MIN. HEKGHT WITH 2 1616" MAX.
OPENING SIZE. SEE DETAIL D1/AT.10

ELEVATION DM. / DATUM

TOP OF WALL ELEVATION
DIMENSION TC ANSH FACE OF WALLS / SURFACES A4.09

DIVENSION TO FRAMING FACE OF STUD) " A
d 8 N

L L 2 T ¥ E—

i
I
a

. BRI ) i DI L SFVE TR T & e i



A

20 BUILDING SECTION

|
1
I
|
=
|
!
1
]
|
|

S e

|
I
|
"
|
|
i
I
1
i
i
K
o

S e e R S

406"
il PFF @ 15T FLOOR

20 BUILDING SECTION
SCALE: 316" = '¢"

GLENDALE residence

929 Glendale Bivd, Los
Angeles Califorria 96025 USA

bittoni architects
28 Cores v

LoaAngin, A B025

e DRt st

1 Coc et s oy 38 | ihtects o
o3 > ra Gocuoe, €. ok bo et

et 1 ST e ras ke B bR,
NOTES FINISH LEGEND isaus sets
GENERAL

) 8.10CDOREVISIONS

61 GUARDRAILS T BE £2° MINIMUM HEIGMTATTH 3
15716 MAXIMUM OPENING SIZE.

\TRASTOR TG VERIFY CONFGRVANCE T3
RES S c 3

. RO
GUIES BULDING HEIG»T,
TEZTGFAN

23ADS SELR-ACAERNG NG|
SEA CRE:

04 GLAZING WITHIN 18" OF THE ADJACENT FLOGR
VA RING SURFACE SALL BE FULLY TEMPERED,

£ RS,
STBE tiire

)
==
=z

CONCRITE MASONAY UNIT

LNCOLOPED CONGRETE Vif SMCOT AN,
LNGCLORED CGNCRETE w/ SVCOTH M,

GOMGRETE SDENALK

LiG-TWEGHT SONGAZTE TCRPIMG & CLEVATED PATIC
GYOSUN 304D

TEMPERED GLASS SHOWER ENCLOSURE

METAL ¥/ POWDER CORTED FINSH

METAL SCAESN FOR GAEENViALL

CRUSHED GAAJEL GHER COMPACTED FILL.

S0 ESTCNE QUATTZ SOLNTERTER

VOCD BRAN VERTICAL GOMPOSTTE PANELNG

6 WILE PLANK SRENGH WH{TE CAK AOCT FLOORING
WHITE CAK “ERTICAL GAAN 000 YEHEER
SARMAFL ROGF MEMBRAXE, WA-TE, SEE (A7 30)

GENERAL KEYNOTES

GENERAL KEYNOTE (THIS SHEET)

GREEN BUILDING KEYNOTE (THS SHEET)
PACPERTY LNE

SETIRGK LNE

CENTERLNE

PACPOSED GRADE

(B GRADE

ONE-HDUR HGHIZCNTAL BUILDING SEPATATION
| ACSOTDANGE WITH SECTION 711,

LSQHRE PATED SVaR4 DESIGN - UL 031, 872

TWO-HOUR HORZONTAL BLE 2ING SEPARATION I

ACCGRDANGE VAT SEGTIONT 11,

ELOCA TYPE PEA A7.20

ELEVATIGN DIM. / DATUM

QOO0COOOOO0

Tow.oxxr ~—e  TOP OF WALL ELEWATION
GNDI  GUARDAAIL [0 BE £2° Mib, HEGHT WiTH 3 18/15° MAX, N
OPENNG SZE. SEE CETAL O1/AT.1 = + ZIVIENSICH TOFINISH FACE OF WALLS / SUSFATES X
GKI2  GUARCRAIL TO BE 52 M, HEGH T 10T 2 18/16° MAX, >
OPENING SIZE. SEE DETAIL 01/AT ') * = ~ DIMENSICN TO FRAMING FACE OF STUD) *s §
— S 5 j
Kot e —

s



FINISH LEGEND

NOTES
GENERAL

01 GUARDRAILS TO BE 47" MINIMUM HEIGHT WITH 3
1516 MAXEAR OPENING SIZE.

81 CONTRACTOR TO VERIFY CONFORMANCE TO
REQUIRED BULDING HEIGHTS AND BULDING
ENVELOPES, PROVIDE CERTIFIED SURVEY

OF REGUIRED BUILDING HEIGHT, INFORM
ARCHITECT OF ANY DISCREPANCIES,

03ADD SELF-ADHERING LIODIFIED BITUMEN (IFFY
‘SEAL OR EQUAL) EXTENDING 24° EACH BIDE ATALL
VALLEYS, CRIGKETS, TOPS OF WALLS, CORFINED
RAXES, AND TRAN! . ADD WATER
DIVERTER @ CONFINED RAKES,

04 GLAZING WITHIN 18° O THE ADJACENT FLOOR
WALIING SURFACE SHALL BE FULLY TEMPERED.

05 PARAPETS, SATELLITE ANTENNAE, RALS.
SKYLIGHTS, KDDF EOURPMENT MUST BE WITHIN
THE HEIGHT LIMIT,

08 EXTERIOR WALLS WITH A FIRE B!
DISTANCE OF 5 OR LESS SHALL BE 1-HR FIRE-
RESISTANCE RATING FOR EXPOSURE TO FIRE FROM
BOTH SIDES)

CONCRETE MASONRY UNIT

e EEEEEREEEE

LIGHTWEIGHT CONGRETE TOPPING € ELEVATED AATIO
TEMPEREL GLASS SHOWER ENCLOSURE

METAL W/ POWDER GOATED FINSH

METAL SCAESN FOR GREFN WALL

GORRUGATED MTL SIDING, VERTICAL, CLA TBD

SAND FINISH PLASTER W/ INTEGRAL COLOR: 'MERLEX!
P-100 GLACER WHTE

'CRUSHED GRAVEL OVER COMPACTED AILL
SILESTONE QUARTZ COUNTERTOR

18 WOOD GRAIN VERTIGAL COMPOSITE FAVELIG

& WIDE PLANK FRENCH WHITE OAK ViGOD FLOORING
WHITE QAK VERTICAL GRAN WOOD VENEER

[EESD}  SARNAFIL ROOF MEMBRANE, WHITE, SEE (A7.30)

GENERAL KEYNOTES

GUARDAAKL TO BE d2° MIN. HEIGHT WITH 3 15/16° MAX.
OPENING SZE. SEE CETAL O/A7.10
GUAFIDRAIL 10 BE 42" MIN, HOGHT WITH 2 18/16° MAX.
OPENING SIF. 6FF DETAIL OUAT.10

- = _ﬁ“;""—
GATAFLOOR

28

— i — 4 ST
Qo

P ._é“wh
@ 7STFLOOR

21 BUILDING SECTION

\+ 384"
GLENDALE residence
929 Glondalo Blvd. Los
Angeles California 80026 USA
bittoni architects
125 Cover Ao,
Log geen £A50005
i CRboiremsT
T e s e by B A, v
et imiler by i )
ettt o
PS4 Svratr S et o PR R
issuB sets:
LEGEND O 08.10CDO REVISIONS
oo GrNERAL KEYNOTE (TS SHEET) (e}
——{aB0X]  GREEN BULDING KEYNOTE (THES SHEET) o)
oo o PROPERTY LNE b
—_—— — — —  SEBACKNE
-— — —a CENTERLINE ]
—_— PRCFOSED GRADE C
- - (B GRAGE ()
ONE-HOUR HORIZONTAL BUILDING SEPARATION Q
——semeammas N WITHSECTION 711,
USAPIAE RATED SYSSMDESKN - L oart. ST o
ccccesaceanen  TWOHGUR HORZONTAL BULDING SERARATION N e
ACCORDANCE WITH SECTION 711, [®]
FLDOR TYPE PER A7.00 project: #Pin scale:
8 notad
4B EsOPMEELUYING SECTION
SCALE:3/16°= 10"
owmner—a  TOP OF WALL ELEVATION
L. DBZHSION TO FINISH FAGE OF WALLS / SURFACES A4 - 1 1
N

DIMENSION TO FRAMING (FAGE OF STUE)
o P 4 &

T e r——

# roted on: v




22 BUILDING SECTION

SCALE: 318" = 17

22 BUILDING SECTION

GLENDALE residence

929 Glendale Eivc. Los
Angeies California 950028 USA

Hitteni architects
Tacae e

Les Angeles, G 505
PRty

Tt o roed by B A, whch

0 vt 10 Gt & T o A £,

5 dn, L e e by s ot
vt ot ot B APl

NOTES

GENERAL

31 GUARCRAILS T2 BE 4 MINIVZMHEIGHT WITH 3
s ENNG SZE.

G
ECT OF ANV DISCREPANTIES.
93 ADD SELF-ATHERING MODIFIED BITUMEN [JFFY

'RAKES, AND TRANS TICN AREAS. ADG WATES
DIVERTER @ CONFINED RAKES,

94 SLAZING WITEN 187 SF THE ACIAGENT FLO3R
HAKNS SURTACE SHALL BE FULLY TENPERES,
£5 PARASETS, SATRATE ANTENNAE RAL:

SKYLISHTS FCCF ECUIRNERT S1IST 9E aTian
TAEHEIGHT L

06 EXTZRCR MALLS WITHAFIRE SEPARATICN

TANGE CF 5" CR LESS SnAiL BE R &
SISTANGE RATING FOR EXPCSLRE TC 7
BOTHS

NISH LEGEND

THIG  GONCRETE MASONAY LNT

BT UNCGLOGED CONGRETE W/ SMOOTHER,

[BF26]  UNGCLORED GONGRITE if SMOOTHFN,

TTE]  OCNORETESDENAK

EFZ  LSHTWESHT CONGIETE TCFPING @ EEVATED PATIC

GETE  GYFSUMBOARD

(G0 TEMPERED GLASS SHOWER ENCLOSURE
F AETAL W/ SCINDER COATED FINSH

AL SCPEEN FOR GREEN WAL

CORRLGATED MTL SD\G, VERTGAL, SLATED

PLD]  SAMDFNEH SLASTER WY STECRAL COLOR: %/ERLDE

P-00 GLAGIER WHITE

CAUSHED GRAVEL CVER CONPRLTED L

SIESTONE GUARTZ COUNTERTOP

[0 WD GRAN VIRTICAL COMPOSTTE FANELING

Wbl 5" WIDE PLANK FRENGH Wi-TE QAKWOQU FLOORING

(5] WHITE QAK VERTIGAL GRALS .OCD YEREER

SARNAFIL AOCF MEMBRANE, WHITE, SEC 187.50,

GENERAL KEYNOTES

GKO1 GUAADANL TO BE 42 M, HEIGHT WITH 2 16/16° MAX.
OPEMING SIZE, SEE DETAIL OVAT.10

GKD2  GLAFDAAL TG BE 42° M, MEIGHT WITH 2 18/16° MaX.
OPENING SIZE. SEF DETAIL Q1/AT.1C

LEGEND

Fow 00—

L KEYNOTE (THIS SF
GREEN BUILDING XEYNOTE (THIS SHEET)
PRCPEATY UNE
SETBACK LINE
CENTERLNE
PROPOSED GRADE
B GRADE
KE-HOUA HCAZCTAL BUILDIE SEPARATIGN

ol

* ACSORIANGE WITH SESTION 731,

USSPIRE RATED SYSEM ESGN - LL 0311, 8TS
2.

TWO-HOUR HCAZONTAL BUSLDING SERARATIOH 1N
ACCCROANCE ViiT SECTIGN 711

FLICATYPE PER A7 8
ELEVATION CIM. / DATUM

T3P OF WA

JIMENSICN TO FINISH FACE OF WALLS / SURFACES.

CIMENSICN TZ "RANING FAGE OF STUD)
: 2 4 iy

e —

issue sets:
O 0810 CDO REVISIONS

OQOO0OOQOOO

rejact: #PIn scale:
aarpea

A4.12

38 Plonad o0z 817308



MRS

[T

I

,.mmn«umwmu

4
e CONCRETE MASONRY UNIT
U1 GUARDRANLS TOBE 42 MIIMUWHEIGHT WITH 3 UNCOLORED CONCRETE W SMOGTH N,
e [0 UNCOLORED CONGRETE W/ SMOOTHEN.
22 CONTRACTOR TO VERIFY CONFORMANCE TO [ES21]  CONGRETE SDEWALK
REGUIRED auuxne HEIGHTS AND BULDING [©573]  UGHTWEGHT GONGAETE TOPPING @ FLEVATED PATIO
ENVELCPES. CEATIFIED SURVEY Erriery
57 RE GURED SO HEIGHT WFORA
ARCHITECT OF ANY KES. [E50]  TEMPERED GLASS SHOWER ENCLOSURE.
[VED]  METAL W/ POWDER COATED AIMISH
[MEBT]  METAL SCREEN FOR GREEN WALL
[MED]  CORRUGATED MTL SOING, VERTICAL, CLR TBD

340D SELADHERNG MOOIFED BITUMEN (FFY
SEAL OR ERMIAL) EXTENOR

VRLLEYS, CRICKETS! TO00 OF LS,

FAER D A TION A, ADD VATRA

DIVERTER @ CONFINED RAKES.

04 GLAZING WITHIN 18" OF THE ADJACENT FLOOR
WALKING SURFACE SHALL BE FULLY TEMPERED,

05 PARAPETS, SATELLITE ANTENNAE, RALS,
BKYLIGHTS, ROOF EQUIPMENT NUBT 8 WITHN
THE HEIGHT LIMIT.

DTEROR WALLE WITHAFIRE SSPARATION
DRSTANCE OF £ OR LE9S SHALL BE 4R
RECITANCE NATRIE FOR EXPCSUNE 1 PIRE FROM
BGTHSI0ES.)

SAND FINISH PLASTER W/ INTEGRAL COLOR: MERLEX®
P-100 GLACER WHITE
GRUSHED GRAVEL CVER GOMPACTED ALL.

8" WIDE PLANK FRENCH WHITE 0AX WOOD FLOCRING
WHTE OA% VERTICAL GRAIN WOOD VENEER
SARNAFIL RCCF MEMBRANE, WHITE, BEE A7.30)

GENERAL KEYNOTES

EEH%

GUARDRAI TO B 42 MIN. HIGHT WITH 3 1516 MAX.
OPENING SZE_ SEE DETAL 017A7.10
GUARDRAL 70 BE 42" MIV, HIIGHT WITH 2 1516° MAX.

OPENIG SIZE. SEE DETAIL O1/A7,10

s
=

*

e

0. ROGF

_______________._.___._._____;__%r
F @ SR FLGOR

23 BUILDING SECTION
SOALE: /16" = 10"

GENERAL KEYNOTE (THS SHEET)
GREEN BUILDING KEVNOTE (THIS SHEET)
PROPERTY LINE
SETBACK LINE
CENTERLINE
PROPOSED GRADE
() GRADE
R HORIZONTAL BLI SEPARATION

INAMORDANOE\M H SEC i
USGHHEHA’EDSVSEM DESIGN - Lt 0311, STG

TWO-HOUR HORIZONTAL BUSLDING SEPARATION N
AGCORDANGE WITH SECTION 711,

FLOORTYPE PER 47,00
ELEVATION DIM. / DATUM

TOP OF WALL ELEVATION

DIMENSION TO FINISH FAGE OF WALLS ¢ SURFACES
DIMENSION TO FRAMING (FACE OF STUD]

o z r B

T e —

23 BUILDING SECTION

GLENDALE residence

929 Glendiale Bivd. Los
Angeles Californla 90026 USA

cocuraes o el oy B Scrtecs wich
it prtomir it by e I
Gsn i hcyed, el o by oy o 1y

P o it i Coraed

QO0QO0Q000







EXHIBIT B

Appeal Application, DIR-2017-5367-DB-CDO-1A
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APPLICATIONS: ]

APPEAL APPLICATION

This application is to be used for any appeals authorized by the Los Angeles Municipal Code (LAMC) for discretionary
actions administered by the Department of City Planning.

1.

APPELLANT BODY/CASE INFORMATION
Appellant Body:

O Area Planning Commission City Planning Commission ~ [1 City Council [ Director of Planning

Regarding Case Number: DIR-2017-5367-DB-CDO

Project Address: 923 - 929 Glendale Blvd and 1810 W. Montrose St

Final Date to Appeal: 08/03/2019

Type of Appeal: 0 Appeal by Applicant/Owner
B4 Appeal by a person, other than the Applicant’/Owner, claiming to be aggrieved

O Appeal from a determination made by the Department of Building and Safety

APPELLANT INFORMATION
Appellant's name (print): Cody Briggs

Company: Montrose Lakeside Condos Homeowners' Association

Mailing Address: 1814 Montrose St. Unit #3

City: Los Angeles State: CA Zip: 90026

Telephone: (310) 341-5858 - E-mail: codybriggs@yahoo.com

® |[s the appeal being filed on your behalf or on behalf of another party, organization or company?

A self 41 Other: See Appeal Reason p. 11 for contact info and signatures of all appelants
@ |Is the appeal being filed to support the original applicant’s position? O Yes No

REPRESENTATIVE/AGEMT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: : Zip:

Telephone: E-mail:

CP-7769 appeal (revised 5/25/2016) Page 1 of 2




+. JUSTIFICATION/REASON FOR APPEAL
Is the entire decision, or only parts of it being appealed? Entire O Part
Are specific conditions of approval being appealed? Yes O No

If Yes, list the condition number(s) here: 2 (Height), 20 (Landscape)

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

5.  APPLICANT’S AFFIDAVIT

| certify that the statements ified in this application are complete and true:
7
Appellant Signature: ' Date: ‘67 / é/ / 7
Z

6. FILING REQUIREMENTS/ADDITIONAL INFORMATION

® Eight (8) sets of the following documents are required for each appeal filed (1 original and 7 duplicates):

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

® A Filing Fee must be paid at the time of filing the appeal per LAMC Section 19.01 B.

o Original applicants must provide a copy of the original application receipt(s) (required to calculate
their 85% appeal filing fee).

¢ All appeals require noticing per the applicable LAMC section(s). Original Applicants must provide noticing per
the LAMC, pay mailing fees to City Planning’s mailing contractor (BTC) and submit a copy of the receipt.

® Appellants filing an appeal from a determination made by the Department of Building énd Safety per LAMC
12.26 K are considered Original Applicants and must provide noticing per LAMC 12.26 K.7, pay mailing fees
to City Planning’s mailing contractor (BTC) and submit a copy of receipt.

® A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the
CNC may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only

file as an individual on behalf of self.
® Appeals of Density Bonus cases can only be filed by adjacent owners or tenants (must have documentation).

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

Commission.

@ A CEQA document can only be appealed if a non-elected decision-making body (ZA, APC, CPC, etc.) makes
a determination for a project that is not further appealable. [CA Public Resources Code ' 21151 (c)].

This Section for City Planning Staff Use Only

Base Feo: P Reviewed & Accepted by (DSC Planner): De%e: ' '
(60\ Diana Jimener 144
Reée‘ibft‘_h’lrba) 6b ‘ D Deemed Complete by (Project Planner): Date:

Determination authority notified

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

CP-7769 appeal (revised 5/25/2016) Page 2 of 2




Case DIR-2017-5367-DB-CDO August 6, 2019
CEQA ENV-2017-5368-CE

BASIS OF APPEAL

THE REASON OF THE APPEAL

The Montrose Lakeside Condos Homeowners' Association and all appellants listed on page 11 appeal
the entire decision to approve the Density Bonus On-Menu Incentive of Increasing the Height Limit and
the Conditions of Approval, specifically Conditions 2 (Height) and 20 (Landscape).

The reasons for the appeal of the determination are as follows: multiple items are not in compliance
with the applicable adopted codes, the omission and incompleteness of the Conditions of Approval that
are necessary to ensure public safety, and inaccuracies in the Density Bonus/Affardable Housing
Incentives Compliance Findings.

The approval of a height increase will contribute to the degradation of the existing Echo Park Lake and
downtown skyline viewshed which is not in alignment with current City policy for a property that is
located within the Hillside Viewshed Protection Area. Furthermore, the approval of the height increase
will have a negative impact on the uphill westerly property values that will have a reduction in their view
of Echo Park Lake and downtown skyline as a result of the increased height limit.

SPECIFICALLY, THE POINTS AT ISSUE

The determination gives an approval for a height increase to both the Echo Park Community Design
Overlay (1a) and Los Angeles Municipal Code Section 12.21.1 (1b). The Echo Park Community Design
Overlay is more stringent regarding height limit and is therefore assumed to be the applicable code
when determining the allowable height limit.

1. Errorin Calculation of Height Percentage Increase

Ordinance 179681 Section 25.1.5 states: Height. A percentage increase in the height requirement in feet
equal to the percentage of Density Bonus for which the Housing Development Project is Eligible.

The proposed development is providing one Very-Low income out of fifteen units (6.7%). Per the table
in Section 25.c.1, providing 6% of Very Low-Income Units results in a 22.5% Density Bonus. Per the
abovementioned code, the proposed project would only be entitled to a 22.5% increase in the allowable
thirty-foot height limit, resulting in an allowed maximum height of thirty-six feet (36.75’). The approval
of the height variance and Condition of Approval 2a, which allows a 30% increase (up to 39’} in the
height limit, pursuant to the Echo Park Community Design Overlay, does not comply with the
abovementioned code.

The Determination to Approve Height Increase Limit should be reversed because it is not in
compliance with applicable code.

Condition of Approval 2a (Height} should be modified to state a 22.5% increase in the height limit
pursuant to the Echo Park Community Design Overlay, allowing thirty-six feet in height from the
adjacent finished grade in lieu of the thirty feet allowed.

Page i of 11
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CEQA ENV-2017-5368-CE

2. No Height Increase allowed within 15’ of an R2 Lot

Ordinance 179681 Section 25.1.5.i.a. states: No additional height shall be given for that portion of a
building in a Housing Development Project that is located within fifteen feet of a lot classified in the R2
Zone.

The proposed development borders R2 on both the southerly (side yard) and westerly boundaries (back
yard}. The proposed side yard setback is only seven feet. While we do not have a current set of the
proposed plans, it is assumed the height variance will extend to the edge of the setback, which is not
fifteen feet away from an R2 lot, as required by the code.

Condition of Approval 2 {(Height) should be modified to specify that no height increase is allowed
within fifteen feet of an R2 lot.

3. Density Bonus Height Incentive setback requirement is not met

Ordinance 179681 Section 25.f.5.i.a. states: For each foot of additional height the building shall be
setback one horizonal foot

The proposed development has been approved to construct a building thirty-nine feet above finish
grade, which is nine feet above what it is permitted in the Echo Park Community Design Overlay. Per the
abovementioned code, there should then be a minimum of a nine-foot setback, if nine additional feet
are added to the allowable height. The proposed development side yard setback is only seven feet,
which complies with LAMC 12.09.1B2(a), however the Density Bonus Height Setback Requirement of
nine feet is more stringent and therefore the applicable code.

Condition of Approval 2 (Height) should be modified to include the Density Bonus Height Incentive
requires a minimum of a nine-foot setback.

Echo Park Design Overlay Compliance Findings Setbacks Design Standard 1a should be modified to
state a minimum sideyard setback of nine feet is required per Ordinance 179681 Section 25.f.5.i.a.

4. Protected and Endangered Black Walnut Trees

Page 11, Section ¢: No evidence has been submitted to the record indicating that the project site has
value as a habitat for endangered, rare, or threatened species.

The proposed development project parcels has two Juglans californica, commonly known as
Californian Black Walnut Trees. One is located in the north-westerly corner and approximately has a
diameter of 8” and is 12’ tall (See Figure 1 and 2} and the other tree is near the westerly property line
and approximately has a diameter of 7’, a height of 40", and a canopy of 60’ {See Figures 3 and 4). Both
trees meet the requirements 16 be considered a Protected Tree. The Los Angeles County Significant
Ecological Areas Program says the Californian Black Walnut “is an endangered tree species due to the
loss of habitat from development, overgrazing, and increased recreational use of walnut woodlands”
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Case DIR-2017-5367-DB-CDO August 6, 2019

CEQA ENV-2017-5368-CE

{http://planning.lacounty.gov/site/sea/2018/01/25/donec-scelerisque/). Additionally, the City of Los
Angeles Ordinance 177404 includes the Californian Black Walnut as a Protected Tree.

The plan checker assigned to the variance request, Hakeem Parke-Davis, was emailed on 4/17/18 about
several concerns we had regarding the proposed development, including mentioning the existence of
the protected Californian Black Walnuts (see attached email for reference). Additionally, our HOA left
several voicemails explaining our concerns and requesting a response and discussion, however Hakeem

Parke-Davis never responded.

Page 12, Section d: Approval of the project would not resuit in any significant effects refating to traffic,
noise, air quaiity, or water quality. The project does not involve the removal of healthy, mature, scenic or

protected trees.
The proposed development will take place on a parcel with two California Black Walnut which are

identified as a protected tree by City of Los Angeles Ordinance 177404. The protection of these trees
should be included as a condition of approval for the proposed development and was not included in

the Director’s Determination.

Figure 1: Protected Smaller California Black Walnut Figure 2: Diameter of Smaller California Black
Walnut
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CEQA ENV-2017-5368-CE

Figure 3: Protected Mature California Black Walnut Figure 4: Diameter of Mature California Black
Walnut

Condition of Approval 20.a {Landscape - trees) should include the existence of protected and
endangered trees and the corresponding requirements of City of Los Angeles Ordinance 177404.

Density Bonus/Affordable Housing Incentives Compliance Findings of Categorical Exemption c (The
project site has no value as habitat for endangered, rare, or threatened species) should be modified
now that evidence has been submitted (and was previously submitted view email to the planchecker
on 4/17/18) of the existence of endangered and protected Californian Black Walnut Trees.

Density Bonus/Affordable Housing Incentives Compliance Findings of Categorical Exemption d
(Approval of the project would not result in any significant effects relating to traffic, noise, air quality,
or water quality) should be modified to state there are existing endangered Californian Walnut Trees
that are not allowed to be removed without complying with City of Los Angeles Ordinance 177404.

5. No Condition of Approval addressing Geology Report

Page 12, Section d: Approval of the project wouid not result in any significant effects relating to traffic,
noise, gir quality, or water quality. The subject property has a slope of less than 10 percent . . .

The subject property slope greatiy exceeds 10% along the northerly portion abutting Montrose Street
and along the easterly portion abutting Giendale Blvd. An approximate survey near the north-westerly
corner determined the siope to be roughly 69% (429’ finished grade at top — 418’ finished surface at
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bottom / 16" ). While the survey was not performed by a Professional Land Surveyor, it clearly exceeds
10% which is also visible in Figures 5 and 6 below.

Additionally, there are concerns that removing the existing bedrock that is holding back the uphill
properties at the westerly property line will create instability in the hillside and increase the potential
for the land to subside, having detrimental effects to the safety and value of the adjacent properties.
Figure 6 below, was submitted to Councilman Mitch O’Farrell on 8/19/13 showing the erosion and hill
subsiding and resulting in the City requiring the previous owners to install a three-foot wooden fence to
allow for a free path-of-travel and to minimize loss of earth on the hillside.

Figure 5: Northerly Property Line Depicting Slope Figure 6: Northerly Properiy Line Depicting
Greater than 60% and Failing Hillside ‘ Slope Instability and Erosion

Density Bonus/Affordable Housing incentives Compliance Findings of Categorical Exemption d
(Approval of the project would not result in any significant effects relating to traffic, noise, air quality,
or water quality) should be modified to state accurate slopes of the proposed parcels, specifically
noting the slopes of the northerly and easterly boundaries that exceed 60%.

An additional Condition of Approval should include the requirement of a Geologic Survey and Report
ensuring that proposed project which includes the removal of 14,000 cubic yards, significant
excavation for subterranean parking, and multiple retaining walls will have no adverse impact on the
stability the uphill westerly properties. Furthermore, the Geologic Survey and report should establish
the preconstruction finished grade at the westerly property line in order to benchmark any potentially

subsiding and elevation loss post-construction.

6. Does not preserve the Protected Hillside Viewshed

The Residential Section of the Silverlake — Echo Park — Elysian Valiey Cornmunity Plan includes the
following language emphasizing the importance of protecting the Hillside Viewshed:
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Silverlake — Echo Park — Elysian Valley Community Plan Policy 1-3.1: Program: The Plan recommends that
Echo Park Lake and all park facilities be afforded special attention in the context of the above-proposed
Supplemental Use District to identify and institute measures that ensure development around the park
preserves park facilities and viewsheds of the lake and from the lake to downtown and conserves this
defining neighborhood amenity.

Silverlake — Echo Park — Elysian Valley Community Plan Policy 1-3.2: Preserve existing views in hillside
areas. Program: Strictly interpret and implement the adopted Citywide Hillside Ordinance to limit
heights of buildings, residential both new construction and additions. Program: Require decision-makers
to condition new development adjacent to or in the viewshed of Elysian Park, the Los Angeles River, Echo
Park Lake and the Silver Lake Reservoir to protect views from public lands and roadways, when
discretionary actions are required.

Silverlake — Echo Park — Elysian Valley Community Plan Policy 1-5.1: Program: Include Echo Park Lake in
future neighborhood conservation and preservation efforts with the goal of protecting park facilities and
significant viewsheds to and from the lake.

The Echo Park Community Design Overlap includes the following language emphasizing the importance
of protecting the Hillside Viewshed:

Section 5 New Construction Residential Infill Guidelines & Standards — (7) Massing And Scale ~ Guideline
7: ... Hillside properties fronting the lake should preserve hillside viewsheds from the lake by creating a
massing that contours the hillside through terracing. Design Standard 7e. For Low Medium Residential
hillside properties designated as Hillside Viewshed Protection Areas Fronting the Lake (see Appendix B),
buildings or structures shall not substantially exceed 30 feet in height from adjacent finished grade,
measured as the vertical distance from the adjacent finished grade of the site to an imaginary plane
located above and parallel to the finished grade

The proposed development’s three parcels are located in the Hillside Viewshed Protection Area.
According to Figure 7, Map of Hillside Viewshed Protection Area, there are fifteen parcels within the
area. A determination to approve an increase in the height limit for the proposed development would
result in 20% of the parcels within the Hillside Viewshed Protection Area to be not in compliance with a
policy established specifically to protect the views of Echo Park Lake and the downtown skyline.

On page 8 of the determination the project background describes the proposed development location
as “highly visible” and at a “prominent corner in the Echo Park Lake adjacent neighborhood. Knowing
the cultural and aesthetic value of these parcels, it does not seem the appropriate location to approve
an increase in height limit.

The Determination to Approve Height Increase Limit should be reversed because it does not uphold
the City’s core value and policies to protect existing viewsheds.
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Figure 7: Map of Hillside Viewshed Protection Areas Fronting the Lake

Figure 8: Existing Viewshed of Echo Park Lake from Uphill Westerly Property
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Figure 2: Existing Viewshed of Echo Park Lake from Uphill Westerly Property

7. Inaccurate conclusion that the proposed developed will result in “No Traffic Impacts”

Page 12, Section d: Approval of the project would not result in any significant effects relating to traffic,
noise, air quality, or water qudlity. Based upon the existing mobility and circulation networks in direct
proximity to the propesed project, the introduction of fifteen additionaf units to the community wili result
in no traffic impacts.

Currently, during morning and evening rush-hour times, cars entering Glendale Bouievard from
Montrose Street are commoniy queued up all the way to Bonnie Brae Street. The additional thirty
parking spaces wiil certainly increase the wait time to enter Glendale Boulevard and also hinder ingress
and egress for adjacent properties zlong Montrose Street.

Density Bonus/Affordable Housing Incentives Compliance Findings of Categorical Exemption d
(Approval of the project would not result in any significant effects relating to traffic, noise, air quality,
or water quality) should be modified to state there will be traffic impacts as a result of the proposed
development and these impacts should be identified and mitigated.

8. Inaccurate project description in Density Bonus/Affordable Housing
ection e: . . . net addition of seven dwelling units

ised development contzins fifteen additional dwelling units, not seven.
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Section e should be revised to reflect fifteen additional units and the intent of the section should be
reconsidered with the correct number of units.

HOW YOU ARE AGGRIEVED BY THE DECISION

The Echo Park Community and any visitors of the Echo Park Lake will be aggrieved by the decision to
approve an increase in the height limit because of the reduction of the viewshed in a Hillside Viewshed
Protection Area. Additionaily, because of its location next to the Senior Housing Development which was
granted a variance for an increase in the height limit, it will create a high-rise corridor effect along
Glendale Boulevard that does not promote the cultural and architecturally unique features of Echo Park
and will discourage walkability at one of the City’s most utilized parks. Moreover, parking and local
traffic will be negatively impacted by the addition of fifteen units.

The adjacent westerly properties that are uphill of the proposed development are aggrieved due to the
direct impact the proposed development will have on the existing properties. The proposed project
includes the removal of 14,000 cubic yards, significant excavation for subterranean parking, and multiple
retaining walls which have not addressed the potential for the settling of the existing finished surfaces
that are being held up by the bedrock that will be disturbed by the proposed development. if any
settling occurs this can result in significant impacts to the existing housing units and their improvements,
such as loss of the parking lot and cracks in the foundations and structures.

Furthermore, the approval of the increase of height limit will impact the uphill adjacent properties by
significantly reducing their view of Echo Park Lake and the downtown skyline. See Figures 8 and 9 for an
example of the existing properties’ viewshed that will be lost as a result of approving the height
increase. The reduction in view will limit the existing property’s connectivity with Open Space and
reduce their overall enjoyment of their properties. Furthermore, the reduction in view will have
detrimental impacts on the property values who will have their views reduced. The views of Echo Park
Lake and the downtown skyline are the main selling points of these existing homes and their property
value is directly associated with these views.

The proposed development is requesting the height limit increase for providing one Very-Low Income
Housing Unit. The benefit of adding one Very Low-Income Housing Unit does not outweigh the
degradation of the Designated Hillside Viewshed Protection Sites nor the corresponding reduction in
property values to the westerly residences and therefore an increase to the height limit is not an
appropriate Density Bonus On-Menu Incentive.

WHY YOU BELIEVE THE DECISIOM-MAKER ERRED OR ABUSED THEIR DISCRETION
We believe the Decision-Maker erred in their decision for the following reasons:

e Errors in calculating the allowable percent increase of height limit

e Errors in applying the applicable code based on the most stringent requirement

e Incomplete Conditions of Approval to ensure compliance with municipal code and the
protection of public safety
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e Incomplete and inaccurate information regarding the existing site, including but not limited to
the existence of Endangered and Protected Californian Black Walnut Trees and site topography
that has slopes which significantly exceed 10% on two sides of the proposed development

e Failing to preserve the hillside viewshed that is protected by the various codes and policies
mentioned above

e Failing to consider the impact on the uphill properties at the westerly property line, including
geologic instability and loss of the viewshed resulting in a reduction of property values

e Failing to acknowledge or incorporate information provided to the planchecker, Hakeem Parke-
Davis, about several concerns regarding the proposed development, including the existence of
protected trees and slope instability, both of which were not included in the City’s findings.
Several voicemails were left in addition to the attached email sent on 4/17/18.

e Using the adjacent Senior Housing Development (Parkview Living — 1902 Park Avenue) as an
equivalent comparison for supporting the approval of a percentage increase of the allowable
height limit. The Senior Housing Development provides 75 Senior Housing Units which is a far
greater benefit to the community than the Proposed Development’s one Very Low-Income
Housing Unit.

Thank you for your consideration and attention to this matter.

Cody Briggs, P.E., QSD

Co-President Montrose Lakeside Condos Homeowners’ Association

(310) 341-5858

Encl: Appeal Application, Correspondence with Planchecker
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DENSITY BONUS AND AFFORDABLE HOUSING INCENTIVES APPELLANTS

The following individuals are joint applicants appealing the Director’s Determination of approving the
requested height variance for the proposed Housing Development located at 923 - 929 Glendale Blvd
and 1810 Montrose Street (Case DIR-2017-5367-DB-CDO). All signees are an owner or tenant ofa
property abutting, across the street or ailey from, or having @ common corner with the subject property.

A Vi

Jake Thomas, Owner of 1814 Montrose St Unit 1 Amelia Sims , Owner of 1814 Montrose St Unit 1

, i —

lano, Owr,a//of 1814 Montrose St Unit2  Rafa Cassata, Owner of 1814 Montrose St Unit 2

i
£ L L
Kate Briggs, Owner of 1814 Montrose St Unit 3 Cody 'gééwner of 1814 Montrose St Unit 3

Greg Iserson, Owner of 1814 Montrose St Unit 4 Jordan Riggs, T&nt of 1814 Montrose St Unit 4
7.
7 / W/‘uz%
[ v / w U
Kevin Mamido, Owner 0f2849 Glendale Blvd.

B Corvaghan,. *

' N
Frands Pumphrey-,r Oewrﬁleﬁf 916 N ie Brae St Alma P kmp hrea ; ONnQ,r of O o N Bonmne

? oé_\ o

Patrick Lake, Owner of 1831 Santa Ynez St
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Objection to Variance Requests (ENV-2017-5368-EAF & DIR-2017-5367-DB-CDO}

frome Loy Brigos (rodybriggei@iyahoo.com;
T hakesm.parke-davisi@®aoty.ory

ate Tuesday, April 17, 2018, 10:31 PM PDT

Good Evening Mr. Parke-Davis

| am an owner of a condo at 1814 Montrose St. #3, Los Angeles, CA 90026 which is directly
adjacent to the proposed development (see below for details) at 1810 Montrose St - 923-929 N
Glendale Bivd. The developers are seeking a variance for height and density (ENV-2017-5368-
EAF and DIR-2017-5367-DB-CDO).

As a whole, our association and all residents are completely opposed to this development. We
met the designers/owners at a Echo Park Neighborhood Council meeting on 2-8-17. Their
Council’s website currently does not have their minutes posted but 1 wili be requesting them to
demonstrate the community outrage over this proposed project. The meeting was filled with local
residents who objected to the proposed design. It is not in alignment with the local character and
was completely void of any consideration on its impact to the surrounding properties and view
from Echo Park Lake. We strongly urged the Council and the Mitch O'Farrel’s representative to
require the developers to conduct a traffic study to delermine how the driveway entrance will
impact the flow of traffic on Glendale and turmning onto Glendale from Montrose. Without the
development, during rush hour cars back up two blocks long and this will only exacerbate the

problem.

Additionally, there are major geological concerns about how the development will impact the
stability of the hill behind it where our 4 condos exist. When we purchased our home a geologist
did a survey to determine the stability and determined the bedrock from our home goes into the
lots of the proposed development of which they are proposed cutting in a 20 plus retaining wall.

Please note there are several native black walnuts on the property which are protected by the
City of Los Angeles.

With respect to their request for variances, our HOA greatly urges the City of Los Angeles to deny
their requests. Street parking has become near impossible as we are directly across the street
form the lake and to add additional units beyond what the code permits would make things more
challenging. To allow the complex to exceed the 30 foot height limit would have numerous
negative effects. It would not fit into the aesthetic of the community and be an eye sore when
viewing from the take. Moreover, it will greatly affect our property value as it will take away our
view which is one of the main points of why the Echo Park Community Design Overlay was

implemented.

It is my understanding the developers of the Park View Living (Senior Apartments directly
adjacent to the proposed development) were granted the height variance with the condition that
they provided senior housing. However, that lot is set back farther from Glendale and the lake and
the new proposed development does not provide any communily benefit. Please help maintain
the balance in our unique neighborhood and do not allow the variance for additional density and

height.
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Thank you for your time.

Cody Briggs. P.E.

310-341-5858

DETAILS

1810 Montrose St - APN 5404005001

929 N. Glendale - APN 5404005002

923 N Glendale - APN 5404005003

ENV-2017-5368-EAF http/planning.jacity.org/pdiscaseinfo/Caseld/ME3IODowl
DIR-2017-5367-DB-CDO htty:planning lacity.org/pdiscaseinio/Caseld/! 5

Project Description:

. AMAJOR PROJECT PERMIT FOR THE ECHO PARK COMMUNITY DESIGN OVERLAY AND A 30%
DENSITY BONUS WITH 1 ON-MENU INCENTIVE FOR HEIGHT.

Reguested Entitlement: '

THE CONSTRUCTION, USE, AND MAINTENANCE OF A NEW 15-UNIT MULTI-FAMILY APARTMENT
BUILDING WITH ONE LEVEL OF SUBTERRANEAN PARKING. A MAJOR PROJECT PERMIT FOR THE
ECHO PARK COMMUNITY DESIGN OVERLAY AND A 30% DENSITY BONUS WITH 1 ON-MENU
INCENTIVE FOR HEIGHT. PURSUANT TQ: 13.08, A COMMUNITY DESICHN OVERLAY APPROVAL, MAJOR
PROJECT, TO ALLOW THE CONSTRUCTION, USE, AND MAINTENANCE OF ANEW 15 UNIT MULTIFAMILY
APARTMENT BUILDING IN THE RD2-1VL-CDO. PURSUANT TO: 12 22.A.25: ADENSITY BONUS OF 30%
WITH ONE HEIGHT INCENTIVE TO PERMIT THE HEIGHT TO A MAXIMUM OF 39 FEET. HOUSING DATA:
14 MARKET RATE, 1 VERY LOW INCOME UNITS

Applicant:
MR. DANIEL POURBABA { Company.ECHO LAKESIDE, LLC]
Representative:

ERIKA DIAZ [ Company:WOODS, DIAZ GROUP, LLC]
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21

August 9, 2019

Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.25, | have reviewed the
proposed project and as the designee of the Director of Planning, ! hereby:

Determined, based on the whole of the administrative record the project is exempt from
the California Environmental Quality Act (CEQA) pursuant to California CEQA Guidelines
Section 15332, and there is no substantial evidence demonstrating that an exception to a
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

Approve the following incentive requested by the applicant for a project
totaling 15 dwelling units, reserving 1 unit for Very Low Income household occupancy for
a period of 55 years, with the following requested incentives:

1. Height.
a. A thirty percent increase in the height limit pursuant to the Echo Park
Community Design Overlay, allowing thirty-nine feet in height from the lowest
adjacent grade in lieu of the thirty feet allowed.



b. Atwenty percent increase in the height limit pursuant to Los Angeles Municipal
Code Section 12.21.1, allowing fifty-four feet in height in lieu of the forty-five
feet allowed.

Pursuant to Los Angeles Municipal Code (LAMC) Section 13.08, | have reviewed the proposed
project and as the designee of the Director of Planning, | hereby:

Approve an Echo Park Community Design Overlay Plan Approval for the construction,
use and maintenance of a 22,739 square foot residential building, with 36 subterranean
parking spaces on a designated Hillside Viewshed Protection site.

Adopt the attached Findings.
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CONDITIONS OF APPROVAL

1.

10.

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 DIR-2017-5367-DB-CDO. No change to the plans will be made
without prior review by the Department of City Planning, Central Project Planning Division,
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.

Height. The building shall not exceed the following height limitations:

a. A thirty percent increase in the height limit pursuant to the Echo Park Community
Design Overlay, allowing thirty-nine feet in height from the adjacent finished grade in
lieu of the thirty feet allowed.

b. A twenty percent increase in the height limit pursuant to Los Angeles Municipal Code
Section 12.21.1, allowing fifty-four feet in height in lieu of the forty-five feet allowed.

The Applicant shall submit a revised Exhibit A demonstrating compliance with both the Echo
Park CDO and LAMC height requirements.

Open Space provided shall be no less than 3,428 square feet as shown in Exhibit A.

Residential Density. The project shall be limited to a maximum density of 15 residential
dwelling units including 1 On-site Very Low Income restricted dwelling unit.

Affordable Units. A minimum of 1 On-site Very Low Income restricted dwelling unit, or 9% of
the base dwelling units, shall be reserved as affordable units, as defined by the State Density

Bonus Law 65915 (c)(1) or (c)(2).

Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units or change parking numbers shall be consistent
with LAMC Section 12.22 A.25 (9a-d).

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make 1 dwelling unit available to Very Low Income Households, for
sale or rental as determined to be affordable to such households by HCIDLA for a period of
55 years. Enforcement of the terms of said covenant shall be the responsibility of HCIDLA.
The applicant will present a copy of the recorded covenant to the Department of City Planning
for inclusion in this file. The project shali comply with any monitoring requirements established
by the HCIDLA. Refer to the Density Bonus Legislation Background section of this
determination.

Interior Room Doors. Each interior room shall not have any door that includes knobs or
deadbolts which lock from the inside manually, and or that requires a key or code to open
from the outside of the bedroom. Electronic door locking devices and smart locks are also
prohibited on any interior door.

Off-Street Automobile Parking Requirements. The project shall provide automobile
parking spaces pursuant to LAMC Section 12.21A.16(a)(1)(i). The project proposes three (3)
three-bedroom units, which, which requires six (6) parking spaces, and twelve (12) units with
four or more bedrooms units, which requires 30 parking spaces
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12.

13.

14.

15.

16.

17.

18.

19.

. Alternative Paving Materials. An alternative paving material shall be utilized, as defined as

one of the following: porous asphalt, porous concrete, permeable interlocking concrete
pavers, permeable pavers, decomposed granite, crushed rock, gravel, and restrained
systems (a plastic or concrete grid system confined on ali sides to restrict lateral movement,

and filled with gravel or grass in the voids.)

a. Permeable interlocking concrete pavers and permeable pavers shall have a minimum
thickness of 80 mm (3.14 inches).

b. If plantings are an element of the alternative paving material, the irrigation system shall
not utilize potable water except for plant establishment.

c. Products and underlying drainage material shall be installed per manufacturers'
specifications. Sub-grade soils shall be compacted as required per the product
installation specifications.

Tandem Parking. Each required parking stall within a parking garage shall be accessible.
Automobiles may be parked in tandem in a private garage serving an apartment house or
muitiple or group dwelling, where the tandem parking is not more than two cars in depth.

Driveway Width. Every access driveway shall be at least 9 feet in width in RD except that,
every access driveway serving a parking garage having a capacity of more than 25
automobiles shall be at least 19 feet in width, or in lieu thereof, there shall be two access
driveways, each of which is at least 10 feet in width.

Driveway Lighting & Pedestrian Safety. The driveway shall provide adequate lighting and
pedestrian warning systems where the driveway aisle meets the adjacent public right of way.

Garage Door. Garage doors shall be inset from the property line at least 20 feet for buffer
vehicle queue space and be panelized as to provide the appearance of a residential garage
door where no more than 10% of the door is transparent.

Bike Parking shall be include two (2) short term and fifteen (15) long term spaces pursuant
to LAMC 12.21 A.16.(a)(1)(i) for a total of seventeen (17) required bike parking spaces on
site.

Wall Coverings. Exposed Concrete block walls included in the project for terraced L.1.D.
planter walls along Montrose Avenue and the garage encasement along Glendale Boulevard
shall be textured with a coating that is also featured in the main building such as stucco,
sandstone or another textured coating.

Ground Floor Entrances.

a. Unit One shall have a main entry located on the facade wall adjacent to Glendale
Boulevard that is independent and separate of any main building entrance as shown on
Exhibit A.

b. Unit Two and Three shall have a main entrance and porch facing Montrose Street.
Entrance orientation shall include emphasized paths that provide direct and individual
access leading to and from each unit door to the public right of way on Montrose Street.

Decks. No partition or fence may be constructed along the esplanade deck which parallels
Glendale Boulevard in a way such that would prevent or discourage direct access to or
conceal the location of the front door of Unit One.

DIR-2017-5367-DB-CDO Page 4 of 26
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20.

Landscape

a. Trees. At least one 24-inch box tree shall be planted for every four dwelling units or 4
trees shall be provided on site or in the parkway for a minimum of 4 trees.

b. Plants. The project shall only use drought tolerant, non-invasive plant species within the
required open spaces.

¢. Hardscapes. As reference by Design Standard 3c and as shown in Exhibit A, at least
50% of front yard open space shall be landscaped, excluding driveways.

d. Invasive Species. The Project shall not include any plants classified as moderate or
above by the California Invasive Plant Council.

e. Walls/Fences. The project shall not include concrete block walls, concrete block
pilasters, masonry walls, and chain link fences shall not be used for front yard fences or
any fences along a public street, unless the fence is a retaining wall.

f. Low Imhb/‘a“ct Development Planters shall be used to provide terraced landscaped, and
all walls of L.I.D. containers shall be coated with a texture material used to coat the
outside of the main building to resonate with the building itself.

g. Exposed Portion of Garage which exceeds finished grade, shall be screened from the
view of the public right-of-way by landscape features including trees, shrubbery, planter
boxes at least three (3) feet in height as shown in Exhibit A.

h. Driveway Aisle. The driveway aisle shall be decoratively paved and include a 6 inch
landscape strip dividing the ingress and egress lanes of the driveway aisle.

Administrative Conditions

21.

22.

23.

24.

25.

Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building and Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building and Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building and Safety shall be stamped by Department of City
Planning staff “Plans Approved”. A copy of the Plans Approved, supplied by the applicant,
shall be retained in the subject case file.

Notations on Plans. Plans submitted to the Department of Building and 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 and 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
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26.

27.

28.

Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building and 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
and 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.

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

Covenant. Prior to the issuance of any permits relative to this matter, an agreement
concerning all the information contained in these conditions shall be recorded in the County
Recorder’'s Office. The agreement shall run with the land and shall be binding on any
subsequent property owners, heirs or assign. The agreement must be submitted to the
Department of City Planning for approval before being recorded. After recordation, a copy
bearing the Recorder’s number and date shall be provided to the Department of City Planning
for attachment to the file.

Indemnification and Reimbursement of Litigation Costs.
Applicant shall do all of the following:

)] 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 madify 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.

(i) Reimburse the City for any and all costs incurred in defense of an action related to
or arising out of, in whole or in part, 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.

(iii) 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 (ii).

(iv) 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 responsibiiity to reimburse the City
pursuant to the requirement in paragraph (ii).

(v) 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.
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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.

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 site is in the RD2-1VL-CDO Zone which allows 11 units on the 20,017 square foot
site. The site is made up of three lots south-west corner of Montrose Street and Glendale
Boulevard. The site is a highly visible and is adjacent to the Echo Park Lake. The project proposes
a 22,729 square foot, 15-unit apartment with 36 parking spaces in an 8,250 square foot parking
garage. The buildable area of the site is 14,680 square feet and the propose floor area ratio of

1.5:1.

The site it within the Echo Park Community Design Overlay District, Ordinance No. 180,880
which became effective on October 27, 2009. The Echo Park CDO contains design
standards, requirements and guidelines. The CDO designates the property as a Hillside
Viewshed Protection Site, which limits the height to substantially 30 feet. With the advent of
a density bonus incentive, the project is able to attain a 30 percent increase from the CDO’s
building height or 39 feet.

The RD2-1VL-CDO Zone allows a height of 45 feet. As such, the application of the density
bonus height incentive allows a 20 percent increase in the height prescribed by the zone or a

total of 54 feet in height.

As previously stated, the project is on the south-west corner of Montrase Street and Glendale
Boulevard, a prominent corner in the Echo Park Lake adjacent neighborhood.

Montrose Street is a Local Street Standard, with a right-of-way width of 60 feet and a roadway
width of 36 feet and is improved with a sewer, street, curb, gutter, parkway and sidewalk.

Glendale Boulevard is a Boulevard Il with a right-of-way width of 108 feet and a roadway width
of 80 feet and is improved with a sewer, street curb, gutter, parkway, street trees and sidewalk.

In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 and
2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los Angeles
Municipal Code (LAMC), which permits a density bonus of 30 percent. This allows for 15 total
dwelling units in lieu of the otherwise maximum density limit of 11 dwelling units on the property.
A density bonus is automatically granted in exchange for the applicant setting aside a portion of
dwelling units, in this case 1 for habitation by Very Low Income Households for a period of 55
years. Consistent with the Density Bonus Ordinance, the Applicant is also automatically granted
a reduction in required parking based on two Parking Options, and a reduction based on the
Bicycle Parking Ordinance.

Housing Replacement

There are no housing replacement requirements for the development of this project will take place
on a site that has been vacant for at least 5 years.

With Assembly Bill 2556 applicants must 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. Pursuant to the Determination made by the
Los Angeles Housing and Community Investment Department (HCIDLA) dated January 24, 2018,
the proposed project will be required to provide 0 units affordable to Very Low Income
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Households. This is reflected in the Conditions of Approval. Refer to the Density Bonus Legislation
Background section of this determination for additional information.

LAMC Criteria

As permitted by LAMC Section 12.22 A.25 the applicant is requesting one (1) incentives that will
facilitate the provision of affordable housing at the site: for height to allow a 39 feet in height in
lieu of 30 feet otherwise permitted. Pursuant to LAMC Section 12.22 A.25(e)(2), in order to be
eligible for any on-menu incentives, a Housing Development Project (other than an Adaptive
Reuse Project) shall comply with the following criteria, which it does:

a.

The fagade of any portion of a building that abuts a street shall be articulated with a
change of material or a break in plane, so that the facade is not a flat surface.

The building opens up to the lake and the massing is broken down to provide the
appearance of modulated units along the facade to reduce the visual impact from the
lake. The building planes are vertically terraced providing variation in the building
envelop, balconies and window articulation. The scale of the project is with a series
of terraces, each individual unit is expressed as its own unique residence. Terracing
responds to the height restriction keeping the entire building profile under 39 feet
above adjacent finished grade.

All buildings must be oriented to the street by providing entrances, windows
architectural features and/or balconies on the front and along any street facing
elevation.

The project contains two street fronting elevation which include North Glendale
Boulevard and Montrose Street. The project contains a variety of features that orient
the building to the street including a prominent stair case and landscape along
Glendale that emphasize the walk up to an esplanade 6 feet above grade. Terracing
and openings between units are proposed as shown in Exhibit A that provide
articulated relief from continue planes in a vertical and horizontal context. The
terracing is complimented with, windows, balconies, stair cases and paths leading to
unit main entrances along the Glendale and Montrose oriented facades. The project
offers landscaping that covers approximately 75 percent of open space. The windows
and balconies along the front of Glendale are oriented towards the street facing
elevation and furthermore the Echo Park lake, adjacent to the project site.

The Housing Development Project shall not involve a contributing structure in a
designated Historic Preservation Overiay Zone (HPOZ) and shall not involve a
structure that is a City of Los Angeles designated Historic-Cultural Monument (HCM).

The proposed project is not located within a designated Historic Preservation Overlay
Zone, nor does it involve a property that is designated as a City Historic-Cultural
Monument. The site is vacant and undeveloped.

The Housing Development Project shall not be located on a substandard street in a
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section

57.25.01 of the LAMC.

The project is located not located on a substandard street in a Hillside Area or a Very
High Fire Hazard Severity Zone. The project site is located at the corner of North
Glendale Boulevard — designated as Boulevard Il, and Montrose - a Local Street
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Standard street. Neither street is a substandard street in a hillside area. Therefore,
the Housing Development Project is consistent with the finding d.

DENSITY BONUS/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS

1.

Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that:

a. 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 record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. 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.

The list of on-menu incentives in 12.22 A.25 was pre-evaluated at the time the Density
Bonus Ordinance was adopted to include types of relief that minimize restrictions on
the size of the project. As such, the Director will always arrive at the conclusion that
the density bonus on-menu incentives are required to provide for affordable housing
costs because the incentives by their nature increase the scale of the project.

The requested incentive, an increase in height, is expressed in the Menu of Incentives
per LAMC 12.22 A.25(f) and, as such, permit exceptions to zoning requirements that
result in building design or construction efficiencies that provide for affordable housing
costs. The requested incentives allow the developer to expand the building envelope
so the additional units can be constructed and the overall space dedicated to residential
uses is increased. These incentives support the applicant’s decision to set aside 1 Very
Low Income dwelling unit for 55 years.

The Incentive will have specific adverse impact upon public health and safety or the

. physical environment, or on any real property that is listed in the Califomia Register of

Historical Resources and for which there is 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 the zoning
ordinance or the general plan land use designation shall not constitute a specific,
adverse impact upon the public health or safety.

The proposed incentives will not have a specific adverse impact. A “specific adverse
impact” is defined as “a significant, quantifiable, direct and unavoidable impact, based
on objective, identified written public health or safety standards, policies, or conditions
as they existed on the date the application was deemed complete” (LAMC Section
12.22.A.25(b)). The proposed Project and potential impacts were analyzed in
accordance with the California Environmental Quality Act (CEQA) Guidelines which
establish guidelines and thresholds of significant impact, and provide the data for
determining whether or not the impacts of a proposed Project reach or exceed those
thresholds. Analysis of the proposed Project determined that it is Categorically Exempt
from environmental review pursuant to Article lll, Section |, and Class 32 of the CEQA
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Guidelines. The Class 32 Exemption is intended to promote infill development within
urbanized areas.

The proposed project qualifies for a Categorical Exemption because it conforms to the
definition of “In-fill Projects” as follows:

a. The project is consistent with the applicable general plan designation and
all applicable general plan policies as well as with applicable zoning
designation and regulations:

The subject site is located in the Silver Lake — Echo Park — Elysian Valley
community plan area and in the R2-1VL-CDO Zone. By right envelope allows 11
units on the 20,017 square foot site, with a maximum 3:1 Floor Area Ratio (FAR)
and a maximum height of 30 feet per the Echo Park CDO and 45 feet per LAMC

Section 12.21.1.

As demonstrated in Exhibit A, the project is consistent with the zoning code and
provides the code required yard setbacks, open space, landscape treatments and
parking. The proposed height of 39 feet is consistent with the grant of a density
bonus incentive for the provision of the affordable unit.

The proposed development is consistent with the Community Plan, the proposed
15-unit apartment development, which includes one Very Low Income unit, adds
multi-family housing to Los Angeles’ housing supply.

b. The proposed development occurs within city limits on a project site of no
more than five acres substantially surrounded by urban uses:

The Project is located in a highly urbanized area within the City of Los Angeles
limits. The subject Property is comprised of three legal lots totaling approximately
20,017 square feet, or 0.46 acres, which is well under five-acres. The Subject site
is substantially surrounded by urban uses. The site is surrounded by RD2-1VL
Zoned properties that are improved with multi-family and single-family residential
land uses. The subject site is located adjacent to North Glendale Boulevard and
West Montrose Street. Properties north of Montrose on North Glendale Boulevard
are in the R3-1VL-CDO Zone and are improved with a senior living facility in form
of a medium density residential building to the north, and medium to low scale
multi-family building to the South West. The subject site is in a highly urbanized
area where, the majority of the surrounding properties are built out with residential
uses. The proposed development is located in the City of Los Angeles, on a site
that is .46 acre and is substantially surrounded by urban uses. Therefore, the
proposed development occurs in the City of Los Angeles on a site less than five
acres and is surrounded by urban uses.

c. The project site has no value as habitat for endangered, rare or threatened
species:

The project is located within an established, fully developed, medium-density
residential neighborhood adjacent to several commercial corridors, large
boulevards and other large employment centers. No evidence has been submitted
to the record indicating that the project site has value as a habitat for endangered,
rare or threatened species.
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d. Approval of the project would not result in any significant effects relating to
traffic, noise, air quality, or water quality:

The proposed project will be constructed on a vacant lot, adding a net total of
fifteen dwelling units. Based upon the existing mobility and circulation networks in
direct proximity to the proposed project, the introduction of fifteen additional units
to the community will result in no traffic impacts. The project will generate well
under 500 daily trips, which is the established CEQA threshold.

The Department of Building and Safety will require a haul route for the export of
14,000 cubic yards of soil. The project does not involve the removal of healthy,
mature, scenic or protected trees. The subject property has a slope of less than 10
percent and is not in a waterway, wetland, officially designated scenic area, an
officially mapped area of severe geologic hazard, or within an official Seismic
Hazard Zone. 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, and/or on property listed in the California Register of Historic

Resources.

The project must comply with the adopted City of Los Angeles Noise Ordinances
Nos. 144,331 and 161,574, as well as any subsequent Ordinances, which prohibit
the emission or creation of noise beyond certain levels. These Ordinances cover
both operational noise levels (i.e., post-construction), and any construction noise
impacts. As a result of this mandatory compliance, the proposed project will not
result in any significant noise impacts.

The building construction phase includes the construction of the proposed building
on the Subject Property, which grading and a haul-route for the exporting of
approximately 14,000 cubic yards of earth, connection of utilities, laying irrigation
for landscaping, architectural coatings, paving, and landscaping the Subject
Property. These construction activities would temporarily create emissions of
dusts, fumes, equipment exhaust, and other air contaminants. Construction
activities involving grading and foundation preparation would primarily generate
PM2.5 and PM10 emissions. Mobile sources (such as diesel-fueled equipment
onsite and traveling to and from the Project Site) would primarily generate NOx
emissions. The application of architectural coatings would result primarily in the
release of ROG emissions. The amount of emissions generated on a daily basis
would vary, depending on the amount and types of construction activities occurring
at the same time.

Nevertheless, appropriate dust control measures would be implemented as part of
the Proposed Project during each phase of development, as required by SCAQMD
Rule 403 - Fugitive Dust. Specifically, Rule 403 control requirements include, but
are not limited to, applying water in sufficient quantities to prevent the generation
of visible dust plumes, applying soil binders to uncovered areas, reestablishing
ground cover as quickly as possible, utilizing a wheel washing system to remove
bulk material from tires and vehicle undercarriages before vehicles exit the Project
Site, and maintaining effective cover over exposed areas.

Best Management Practices (BMP) will be implemented that would include (but
not be limited to) the following:
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¢ Unpaved demolition and construction areas shall be wetted at least three times
daily during excavation and construction, and temporary dust covers shall be
used to reduce emissions and meets SCAQMD Rule 403;

» All dirt/soil loads shall be secured by trimming, watering or other appropriate
means to prevent spillage and dust;

e General contractors shall maintain and operate construction equipment to
minimize exhaust emissions: and

e Trucks shall not idle but be turned off.

The project is a 22,739 square foot multi-family infill project and the export of more
than 10,000 cubic yards of earth. Possible project-related air quality concerns will
derive from the mobile source emissions generated from the proposed residential
uses for the project site. Operational emissions for project-related traffic will be
less than significant. In addition to mobile sources from vehicles, general
development causes smaller amounts of "area source" air pollution to be
generated from on-site energy consumption (natural gas combustion) and from off-
site electrical generation. These sources represent a small percentage of the total
pollutants. The inclusion of such emissions adds negligibly to the total significant
project-related emissions burden generated by the proposed project. The
proposed project will not cause the SCAQMD's recommended threshold levels to
be exceeded. Operational emission impacts will be at a less-than-significant level.

The development of the project would not result in any significant effects relating
to water quality. The project is not adjacent to any water sources and
construction of the project will not create any impact to water quality.
Furthermore, the project will comply with the City’s stormwater management
provisions per LAMC 64.70.

e. The site can be adequately served by all required utilities and public
services:

The site is currently and adequately served by the City's Department of Water and
Power, the City's Bureau of Sanitation, the Southern California (SoCal) Gas
Company, the Los Angeles Police Department, the Los Angeles Fire Department,
Los Angeles Unified School District, Los Angeles Public Library, and other public
services. These utilites and public services have continuously served the
neighborhood for more than 50 years. In addition, the California Green Code
requires new construction to meet stringent efficiency standards for both water and
power, such as high-efficiency toilets, dual-flush water closets, minimum irrigation
standards, LED lighting, etc. As a result of these new building codes, which are
required of all projects, it can be anticipated that the proposed project will not
create any impact on existing utilities and public services through the net addition
of seven dwelling units.

The project and its related haul route application can be characterized as in-fill

development within urban areas for the purpose of qualifying for Class 32
Categorical Exemption as a result of meeting the five conditions listed above.

¢. The incentive(s) are contrary to state or federal law.

There is no substantial evidence in the record that the proposed incentives are
contrary to state or federal law.
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DENSITY BONUS LEGISLATION BACKGROUND

The California State Legislature has declared that "the availability of housing is of vital statewide
importance,” and has determined that state and local governments have a responsibility to "make
adequate provision for the housing needs of all economic segments of the community." Section
§65580, subds. (a), (d). Section 65915 further provides that an applicant must agree to, and the
municipality must ensure, the "continued affordability of all Low and Very Low income units that

qualified the applicant” for the density bonus.

With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions approve a
density bonus and up to three “concessions or incentives” for projects that include defined levels
of affordable housing in their projects. In response to this requirement, the City created an
ordinance that includes a menu of incentives (referred to as “on-menu” incentives) comprised of
eight zoning adjustments that meet the definition of concessions or incentives in state law
(California Government Code Section 65915). The eight on-menu incentives allow for: 1) reducing
setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) increasing floor area ratio (FAR); 5)
increasing height; 6) reducing required open space; 7) allowing for an alternative density
calcuiation that includes streets/alley dedications; and 8) allowing for “averaging” of FAR, density,
parking or open space. In order to grant approval of an on-menu incentive, the City utilizes the
same findings contained in state law for the approval of incentives or concessions.

California State Assembly Bill 2222 went into effect January 1, 2015, and with that Density Bonus
projects filed as of that date must 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
(including Rent Stabilization Ordinance); or is occupied by Low or Very Low Income Households
(i.e., income levels less than 80 percent of the area median income [AMI]). The replacement units
must be equivalent in size, type, or both and be made available at affordable rent/cost to, and
occupied by, households of the same or lower income category as those meeting the occupancy
criteria. Prior to the issuance of any Director's Determination for Density Bonus and Affordable
Housing Incentives, the Housing and Community Investment Department (HCIDLA) is
responsible for providing the Department of City Planning, along with the applicant, a
determination letter addressing replacement unit requirements for individual projects. The City
also requires a Land Use Covenant recognizing the conditions be filed with the County of Los
Angeles prior to granting a building permit on the project.

Assembly Bill 2222 also increases covenant restrictions from 30 to 55 years for projects approved
after January 1, 2015. This determination letter reflects these 55 year covenant restrictions.

Under Government Code Section § 65915(a), § 65915(d}(2)(C) and § 65915(d)(3) the City of Los
Angeles complies with the State Density Bonus law by adopting density bonus regulations and
procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal Code. Section 12.22
A.25 creates a procedure to waive or modify Zoning Code standards which may prevent, preclude
or interfere with the effect of the density bonus by which the incentive or concession is granted,
including legislative body review. The Ordinance must apply equally to all new residential

development.

In exchange for setting aside a defined number of affordable dwelling units within a development,
applicants may request up to three incentives in addition to the density bonus and parking relief
which are permitted by right. The incentives are deviations from the City’s development standards,
thus providing greater relief from regulatory constraints. Utilization of the Density
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Bonus/Affordable Housing incentives Program supersedes requirements of the Los Angeles
Municipal Code and underlying ordinances relative to density, number of units, parking, and other
requirements relative to incentives, if requested.

For the purpose of clarifying the Covenant Subordination Agreement between the City of Los
Angeles and the United States Department of Housing and Urban Development (HUD) note that
the covenant required in the Conditions of Approval herein shall prevail unless pre-empted by

State or Federal law.
FINANCIAL ANALYSIS/PRO-FORMA

Pursuant to the Affordable Housing Incentive Density Bonus provisions of the LAMC (Section
12.22 A.25), proposed projects that involve on-menu incentives are required to complete the
Department’'s Master Land Use Permit Application form, and no supplemental financial data is
required. The City typically has the discretion to request additional information when it is needed
to help make required findings. However, the City has determined that the level of detail provided
in a pro forma is not necessary to make the findings for on-menu incentives. This is primarily
because each of the City’s eight on-menu incentives provides additional buildable.area, which, if
requested by a developer, can be assumed to provide additional project income and therefore
provide for affordable housing costs. When the menu of incentives was adopted by ordinance,
the impacts of each were assessed in proportion to the benefits gained with a set-aside of
affordable housing units. Therefore, a pro-forma illustrating construction costs and operating
income and expenses is not a submittal requirement when filing a request for on-menu incentives.
The City’s Density Bonus Ordinance requires “a pro forma or other documentation” with requests
for off-menu incentives but has no such requirement for on-menu requests.
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ECHO PARK DESIGN OVERLAY COMPLIANCE FINDINGS

The Project involves the construction of a new, 22,739 square foot, 15 unit apartment building.
The project is located in the Echo Park Community Design Overlay District. The project has been
reviewed by staff and has been found to be in substantial performance with the applicable design
guidelines and standards.

The Project substantially complies with the adopted Community Design Overlay
Guidelines and Standards.

Setbacks

Guideline 1: Encourage an inviting pedestrian environment and provide for street wall
continuity by locating buildings with a consistent setback, orienting buildings to the street and
providing pedestrian amenities along the front of buildings.

Design Standard 1a: - New construction shall match existing setbacks on adjacent properties
to the greatest extent possible allowed by zoning code.

The subject site is located in the RD2-1VL Zone, which permits a front yard of not less than
15 feet. The Echo Park Community Design Overlay requires that new construction match
setbacks on adjacent properties to the greatest extent possible.

As shown in Exhibit A, the front yard adjacent to Glendale Boulevard shall be no less than 15
feet. The building itself adheres to the setback requirements of the Echo Park CDO with
respect to the westerly and southerly adjacencies. The project is proposed to be setback
complying with Zoning Code and is scaled in context of neighboring property to the south and
west. The project’s northerly neighbor is unusually setback from the street due to full
compliance with a 15 foot dedication requirement at the time of construction.

The LAMC allows a five foot side yard for buildings no more than two stories. Buildings more
than two stories in height in the RD2-1VL Zone, one foot shall be added to the width of such
yard for each additional story above the second story above the second story, but in no event
shall a side yard be more than 16 feet in width be required. As shown on Exhibit A, The
proposed project will be 4 stories above a partially subterranean podium parking garage and
will provide a 7 foot side yard as required by LAMC 12.09.1B2(a). The rear yard as required
by the LAMC 12.09.1 B3 requires a rear yard of not less than 15 feet in depth. The Project at
hand proposes a rear yard setback of 15 feet. Therefore, the project complies with Standard

1A

Design_Standard 1b: - If adjacent properties have different setbacks, new setback should be
an average of the two, to the greatest extend possible allowed by zoning code.

As exempted by Design Standard 1c, Properties designated as Hillside Viewshed Protection
sits as shown in the Appendix B of the Echo Park Community Design Overlay are not required
to average setbacks, Therefore, Design Standard 1b does not apply.

Design Standard 1c: - Low Medium Residential properties designated as Hillside Viewshed
Protection Areas (see Appendix B) are exempt from maiching existing setbacks and/or
averaging of sethacks.

The neighboring property to the south of the project site is setback on the hillside with a front
yard of approximately 25 feet from the public right of way along Glendale Boulevard. The
frontage on Montrose will be adjacent to a residential condominium complex with the main
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buildings set back approximately 30 feet. In the case of both frontages along Montrose and
Glendale the subject project provides landscaped setbacks of at least 15 feet, pursuant to
LAMC 12.09.1B1. The subject case is designated as a Hillside Viewshed Protection Area as
shown in Appendix B of the Echo Park Communality Design Overlay guidelines, and is
therefore exempt from providing an average of setbacks along street frontages.

Guideline 2: - Front yards should encourage an inviting pedestrian environment and provide
for transition between the public right of way and the residential building. Front yard areas
should remain open and used for landscaping and passive recreation space.

Design Standard 2a: - A pedestrian entrance shall be provided on the fagade of structures
fronting the street.

As shown in Exhibit A the three first floor units have individual entrances respectively fronting
Glendale Boulevard and Montrose Street. Unit 1 has an entry directly facing Glendale
Boulevard and the Echo Park Lake leading to an esplanade of approximately 50 feet long.
Unit 2 and Unit 3 also offer doors that open to and face Montrose Street. Exhibit A shows
doors that lead to an esplanade along the Montrose facing facade to the high.point of the lot
to where a staircase transects the esplanade providing access to Montrose Street. In addition
the project offers two additional building entries to provide access to the common open space,
interior courtyard, bike parking and a mail room. The entries labeled Pedestrian Entry in
Exhibit A are recessed and shall be accentuated to provide for a prominent entryway including
the use of landscaping, potted plants, light, porches and awnings. As conditioned, the project
shall provide accentuated Pedestrian Entrances, and therefore wil be compliant as

conditioned.

Design Standard 2b: - The entrance shall be emphasized by employing one of the following
paving treatments: Brick or tile; Precast pavers; Stamped concrete.

As shown in Exhibit A, the landing to the stairs which lead to the Main Pedestrian entrance on
Glendale Boulevard as shown on Exhibit A is proposed to be Crushed Gravel over compacted
fill, which leads to the uncolored concrete with smooth finish staircase. No material finish or
articulation is proposed with the stairway. The paving leading from the adjacent public right
of way is an alternative paving material that emphasizes the point of main entry. Therefore,
the project is in compliance with Standard 2b for providing emphasized main entrances.

Design Standard 2c: - Where projects have multiple residential units at ground fevel, individual
entrances are encouraged.

The proposed project contains three units to be located at ground level. All three units have
doors that face the respective street frontage along Glendale Boulevard or Montrose Street.
Unit one shall have an entrance located on the fagade wall along Glendale Boulevard. The
door shall be decorated with features such to highlight the point of entry. Unit two and three
are to have main entranced that are accessible from Montrose Street. The doors shall be
emphasized by the arrangement of porches, awnings and features that highlight the unit
entrances. The building frontage along Glendale Boulevard also contains a main entrance to
an interior courtyard, which provides secondary entrances to each of the units. Therefore,
because all ground floor units have their own entrances, the project is therefore compliant

with Standard 2c.
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Open Space & Landscaping

Guideline 3: Encourage the use of open space, landscaping and recreation areas. In addition
fo aesthetic benefits, landscaping provides shade, reduces glare and minimizes surface runoff
during rainy periods. Projects should provide landscaping that complements existing
architecture, provides shade to pedestrian areas and that provides a high level of surface
permeability. Front yard and outdoor spaces such as common and private open space should
be developed to an extent that encourages use and enhances the livability of residential

sfructures.

Design Standard 3a: - All multi-family residential developments with six units or more are
encouraged to be designed around a landscaped focal point or courtyard open to the street,
when appropriate.

The planter and landscape configuration shown on Exhibit A demonstrates that a variety of
plants and trees will be used to provide for a tapestry of flora filling in the berms and low impact
development containing planters surrounding the building. The project proposes to use a
landscaped berm .as a focal point along the sidewalk along Glendale Boulevard. The
landscape along Montrose Street is open and shall be terraced from the street up the building
using a series of L.|.D. planters and concrete paths leading to the entrances of the units on
the ground floor. The landscape will provide a grassy elevated plateau in the front yard along
Montrose Street as part of the project’s open space component. Therefore, the project is
compliant with Standard 3a.

Design Standard 3b: - Landscaping which includes grouping of plant materials, consisting of
small trees, shrubs, planter boxes or tubs of flowers shall be placed at entrances to courtyards

and along walkways.

As shown in Exhibit A, the project proposes trees, shrubs, perennials, succulents and plants
along the front yard berms, and the side yard open space areas. The project proposes 13
different species of plants to be planted adjacent to the sidewalk. The landscape will be
composed of retaining devices and L.I.D. planters and berms around the perimeter of the
property adjacent to the public right of way. Therefore, the project complies with S3b.

Design Standard 3c: - At least 50% of front yard open space should be landscaped, excluding
driveways.

As a condition of approval, 50% of the front yard open spaces shall be landscaped. The front
yard area is shown on Exhibit A titled “Landscape”, demonstrates that 786 square feet of the
1,569 square foot front yard is to be landscaped with a variety of plants and landscape
features. Therefore the project is compliance with standard .3d, for providing at least .5
percent of the front yard as landscaped area.

Design Standard 3d: - Drought tolerant plant species shall be utilized within required open
space areas lo the greatest extent possible.

As stated in Condition 15b of this CDO grant, the project is required to provide drought tolerant
and low water-intensity plants. The project proposes to use a variety of landscape choices
that will be drought tolerant and low water intensity plants. Therefore, the project substantially
complies with Standard 3d.

Design Standard 3e: - Concrete block walls, concrete block pilasters, masonry walls, and
chain link fences shall not be used for front yard fences or any fences along a public street,
unless the fence is a retaining wall.
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Although concrete block walls, pilasters, masonry walls, and chain link fences are prohibited,
they are allowed for retaining purposes. The project proposes several concrete block walls
for the retention of the hillside west of the project site and for the retention of back fill in the
exposed and raised L.I.D. planters along Montrose Street. Concrete masonry blocks are
proposed to be used to enclose the parking garage wall along Glendale Boulevard. As
conditioned, all exposed portions of retaining wall, along Glendale Boulevard and Montrose
Street shall be texturized with Stucco, Sandstone or other texture coat to provide a relationship
of retaining devices and the structure itself. As conditioned the project is consistent with

Design Standard 3e.

Design Standard 3f: - Design projects to conform to the natural topography to the extent
feasible.

The subject site is a downward sloping lot which will require extensive grading, up to 10,000
cubic yards of earth. As part of the excavation plan, a retaining wall will be used to provide a
largely subterranean parking garage upon which the building will sit. The design of the
building terraces up the hillside in a step back fashion that mimics the natural grade of
adjacent properties to the south and west. Therefore the Project conforms to the natural
topography while complies with Standard 3f.

Design Standard 3q: - California Invasive plants classified as moderate or above are
discouraged in projects facing the lake (California Invasive Plant Council).

As stated in condition 15c, the Project shall not include any plants classified as moderate or
above by the California Invasive Plant Council.

Parking Areas

Guideline 4: Parking areas and the driveways that accompany them can contribute fo a
cluttered appearance and can diminish the pedestrian livelihood of a street. Such areas should
be kept out of view from the public street to the greatest extent possible.

Design Standard 4a: - Parking areas shall be located underground, at the rear of propetties
or at other suitable locations that are not visible from the public street, unless topography

makes it infeasible.

As shown in Exhibit A, the project contains an underfloor covered parking garage that is
accessed from Montrose Street. The garage entrance aisle shall be bisected with an at least
six inch landscape strip and partially subterranean as conditioned and shown in Exhibit A, to
minimize the visual impact of the driveway. The garage doors shall be made to resemble
single car garage doors, where by no more than 10 percent of the garage door be transparent.
The driveway will have an ingress and egress lane that will be emphasized with decorative
paving and shall provide direct access to the bicycle parking through the parking garage. The
parking area includes thirty spaces contained under the building with internal pedestrian and
bicycle circulation to provide access to bike parking and to the dwelling units from within the
garage. Therefore, the project complies with Standard 4a as the parking area is provided in
a subterranean garage.

Design Standard 4b: - Driveways within the front yard area shall be no wider than 12 feet
unless required by Building and Safety and/or the Department of Transportation.

As shown Exhibit A, the driveway aisle is not contained in the front yard. Instead a twenty
foot driveway aisle is proposed along Montrose Street and shall be bisected by a six inch
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landscaped strip as conditioned. The two way driveway aisle will provide two 10 foot wide
aisle. Therefore the project is in compliance with Design Standard 4b.

Design Standard 4c: - Multiple garage bays for buildings with subterranean parking along the
front of a building should be avoided. Surface parking areas and driveway “back-up” space
between a structure and the public street (regardless of setback requirements) are prohibited.

As shown in Exhibit A, the project provides for underfloor area with a driveway aisle with an
ingress and egress lane so that no vehicle will have to back out onto any street. The parking
is out of street view and accessed by a driveway in the side yard on Monirose Street.
Therefore, the project complies with Standard 4c.

Design Standard 4d: - Garage Bays into subterranean parking shall be no wider than 12 feet,
unless required by Building & Safety or the Department of Transportation.

The driveway is 20 feet wide as proposed and shown on Exhibit A. LAMC Section 12.21 A5(f)
requires a driveway no less than 10 feet in the RD Zones. The project includes a 20 foot wide
driveway aisle which will be separated by a no less than 6 inch landscaped divider providing
an ingress and egress aisle. The configuration of the driveway will allow for the passage of
two opposing vehicles at the same time. Therefore, the project is in compliance with Standard

4d.

Design Standard 4e: - Garage bay / driveway entryway into subterranean parking along the
front of the building shall be partially submerged below ground floor level, if feasible.

As shown on Exhibit A, a driveway aisle slope is 5% demonstrating a partially submerged
driveway aisle and garage entrance. The driveway is not located along the front of the
building. Therefore the slope of the driveway for a length of 37 feet will provide the
appearance of s submerged driveway.

Design Standard 4f. - Single car garage doors are preferred. When a double car garage door
is necessary, the door shall be designed so as to give the appearance of a single-car garage
door. A landscaped strip of af least 6 inches should divide the driveway into two halves.

The parking facility as proposed in Exhibit A includes an underfloor style parking garage that
is concealed from street view by berms and landscape features. The proposed driveway
arrangement provides for a ingress and egress lanes in a 20 foot driveway aisle that is
proposed to be bisected with a no less than 6 inch landscaped feature. As proposed in Exhibit
A, the project is compliant with standard 4f.

Design Standard 4q. - Any portion of a parking level, which exceeds finished grade, shall be
screened from the view of the public right-of-way by landscape features including trees,
shrubbery, planter boxes or berms at least three (3) féet in height. The exterior design of the
structure should include variations in color, materials and/or texture to create pedesirian

interest and scale.

L Parking Structure Openings exceeding finished grade should be occupied by
decorative wrought-iron, horizontal louvers, intricate latticework or the appearance of
windows or other decorative architectural feature. It is preferred that openings be
covered with vines.

Parking Structure Openings should be minimized.
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The project includes portions of the parking structure that will be above the grade up to 12
feet along Glendale Boulevard. The project proposes to use a vegetated berm to conceal a
portion of the enclosed podium parking structure. The use of landscape features such as
berms and terraces of L.I.D. planters as shown in Exhibit A screen the exposed portions of
the parking structure, and therefore the project is compliance with Standard 4g. As
conditioned, the opening of the parking garage shall be decorative or covered in vines.

Buildings Fronting the Lake

Guideline 5: Buildings fronting the lake should include walkways, paseos or other features
relating it to the lake. Properties fronting the lake act as a gateway to the community, providing
scenic views of the hillsides and displaying the architectural history of the area. Properties
fronting the lake should provide a seamless transition between the public and private realm,
with lush landscaping that transition into Echo Park and architecture that does not detract from
the area’s character. The following standards apply only to properties fronting the lake.

Design Standard 5a;-  Orient primary entrances toward the street nearest the lake.
“Emphasize entrances ‘through architectural features- such as front- porches, -awnings,
columns and/or prominent walkways.

[n this case, the street nearest the lake is Glendale Boulevard, and the primary building
entrance is oriented as a breezeway that connects with an esplanade along the front of the
building. The project proposes individual entrances to units on the ground floors, where only
unit 1 will have a direct entry point from the street. Unit 2 and 3 are directly accessible from
the public right of way. The main entrances are recessed and are not articulated using
architectural features, but distinguished paths lead to the entrances. As conditioned the paths
will be composed of decorative pavers to emphasize the location of the main entrances.
Therefore, based on providing direct access to streets fronting the lake, the project is
compliant with standard 5a.

Design Standard 5b: - Paving surfaces shall be provided for drivewa VS,

As conditioned and as shown on Exhibit A, the project shall use decorative pavers or stamped
concrete for driveway surfaces and compliance with Design Standard 5b

Design Standard 5c: - For buildings with 6 units or more on properties fronting the lake and
occupying a parcel at least 100 feet in width, as part of the open space requirement, a
courtyard and/or paseo is preferred and encouraged to be visible to the street and to the lake.

Paseos shall be paved.
At least 50% of the required open space shall be fandscaped.

The subject case involves a 15 unit building fronting the Echo Park Lake and including at least
100 feet of frontage along Glendale Boulevard. The project proposes at least half of the front
yard to be landscaped with a berm and an assortment of drought tolerant plant species in the
spaced between the building and the adjacent public right of way along Glendale Boulevard.
Furthermore, the project proposes a landscaped side yard along Montrose Street that is to
include a series of terraced L.1.D. planters to provide vertical plane breaks in 3 foot intervals.

Design Standard 5d: - Walkways on private property leading from the structure’s primary
entrance to the lake are encouraged and should be paved.

As shown in Exhibit A, the project proposes walkways on private property leading from the
structure’s primary entrance to the lake by using alternative paving material to indicate the
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location of the main path of entry from the public right of way. The paving materials shall be
made to emphasize the main entrance. Additional paths are featured parallel to Montrose
Street to the additional entrances for each ground floor dwelling unit.

Design Standard 5e: - Multi-family buildings with 6 units or more shall contract with a licensed
landscape architect, a landscape or garden designer to design and install a landscape of
native plants amranged into naturalized patterns.

As shown in Exhibit A landscape plan, the project proposes to install a landscape of native
plants arranged into naturalized patterns. The landscape plan was produced by Mark Bittoni,
A licensed Architect number C34136. Therefore, the project is compliance with Design
Standard 5e as shown in Exhibit A and as conditioned.

Design Standard 5f: - Use hardscape materials (pervious encouraged) on no more than 50%
of the site area of any street-facing yard. The balance of the area shall be planted with native

and/or drought tolerant species.

The front yard area of the project includes 50% of the area for hard scape treatment, where
the rest of the yard space is planted. The variety of species of plants shall be native and/or
with drought tolerant species as conditioned as shown in Exhibit A.

Articulation

Guideline 6: Buildings should have fenestration that establishes a clear pattern on the fagade
(with special attention paid to facades that are visible from the street) and that provides depth
and additional articulation. The design of all buildings should be of a quality and character that
improves community appearance and should be representative of an overall architectural
theme. Buildings should be composed of a variety of forms, contrasting shapes and should
employ afttractive and complimentary building materials and architectural features.

Design Standard 6a: - All exterior building walls shall provide a break in the plane, or a change
in matenial, at least every 10 feet in horizontal length and every 15 feet in vertical length,
created by an articufation or architectural detail, such as:

e A change in plane of at least 18 inches.

Windows that are recessed at least six inches, when appropriate to architectural style.
Incormporation of varied window treatments such as multiplane, octagonal, circular, or
bay windows.

Perforations on the surface of the building plane.

Building overhangs, porticoes, or projections.

Terraces, balconies, porches or cantilevered designs.

Wood accents and wood trim for windows and doors.

Varying roof forms and heights.

Other architectural features or building materials that create a visual break.

® O

@ & @ o © o

The proposed project is a 15 Unit apartment building with four-stories with the top two floors
stepped back to produce a terraced appearance of the structure. The building rests on a
podium parking structure that is partially above grade and is proposed to be screened by
berms and earth fill. Each story features a varied fagade design which provides vertical
articuiation facing the street, as well as varied fenestration that provides horizontal articulation
that suggests a relationship to the neighboring properties. The first floor features a primary
entryway, an esplanade 6 feet above the adjacent grade and a private entrance to unit 1. The
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second floor and beyond includes features such as decks, railing, and window insets to
provide vertical and horizontal articulation.

The fagade of the project along North Glendale Boulevard and West Montrose Avenue is very
much articulated with windows and change in materials along the length of the approximately
100 long fagade along Glendale. Much of the fagade is composed of primarily floor to ceiling
glass windows and sliding doors and stucco walls in a minimal modern style of architecture.
As shown on Exhibit A, each facade offers maximum visibility opportunities to the lake as the
project includes a lookout deck and windows facing the Echo Park Lake on each floor. The
proposed project shown on Exhibit A demonstrates distinct breaks in plane along the front
facade and side facade of the building where abutting a street. The facades have been further
articulated by the use of varying terraces along the depth of the property. The project is
broken down into smaller modules that osculate the step up in height and back in depth
producing a terracing effect. Therefore, the project complies with Standard 6a.

Massing and Scale

Guideline 7: The overall scale, massing, roof form, materials and. architectural style of new
structures shall be consistent with the surrounding neighborhood context and provide a variety
of forms, depth and texture. Encourage a cohesive neighborhood character by building new
structures and additions at a scale that is appropriate to the street and the surrounding
neighborhood context. The visual impact of large structures may be fashioned by creating a
cluster of smaller buildings or the appearance of a series of smaller buildings. Building
massing should include a variation in wall planes and height as well as roof forms to reduce
the perceived scale of the building. Hillside properties fronting the lake should preserve hillside
viewsheds from the lake by creating a massing that contours the hillside through terracing.

Design Standard 7a: - All building fixtures shall complement and be architecturally integrated
to the design of the building and should be compatible and complimentary with the immediate
area’s architecture.

The Project's fixtures, including, window frames, railing, accents landscape and lighting
include a repeating pattern that evokes the contemporary architectural style. The immediate
area’s architecture consists primarily of multifamily structures and single family houses built
between 1890’s and the 1920's, often in the Craftsman and Spanish Revival style, as well as
other styles popular in the period. Therefore, the projects height and setbacks are congruent
with neighboring project, and are both integrated with the design of the building and
complimentary to the surroundings thus complying with Standard 7a.

Design Standard 7c: - For Medium Residential properties there shall be a building modulation
at least every 100 feet of horizontal building plane, with a building indentation of approximately
15 feet in depth and 20 feet in width. indentation may occur in a stepwise fashion.

The project is approximately 92 feet in horizontal distance along Glendale Boulevard on a site
composed of three lots that have frontage of 100 feet. The project is in compliance and
conforms to Standard 7c as the project proposes two modules on the first level of the project.
Along Montrose Street the project extends in excess of 100 feet of frontage. In any case,
varied articulation is incorporated into the design.

This project site has a General Plan land use designation of Low Medium || Residential, which
is a lower threshold than what is required by Standard 7c. None the less, the project is
therefore consistent with Standard 7c.
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Design Standard 7d. - For Medium Residential properties a new separate massing shall occur
after approximately 190 linear feet of horizontal building plane facing the public right-of-way.

Exhibit A demonstrates a modulation in the massing that repeats as the project increases in
height and depth at intervals well under well under 100 in vertical or horizontal distance. The
project substantially conforms to design Standard 7d as demonstrated in the Exhibit A

massing model.

Design Standard 7e - For Low Medium Residential hillside properties designated as Hillside
Viewshed Protection Areas Fronting the Lake (see Appendix B), buildings or structures shall
not substantially exceed 30 feet in height from adjacent finished grade, measured as the
vertical distance from the adjacent finished grade of the site to an imaginary plane located
above and parallel to the finished grade.

The finished floor elevation directly above an exposed underfioor area shall be limited to 6
feet above finished grade.

Attached decks shall be limited such that no portion of the walking surface of a deck with
visible underpinnings shall exceed a height of 6’ above grade and decks shall be integrated
into the architecture of the house, and not appear as an add-on to the primary building mass.

The project proposes to use a 30 percent on-menu density bonus incentive to allow 39 feet
height limit in lieu of a height limit of 30 feet as restricted by the Echo Park CDO. The project
site is a Low Medium Residential hillside property, which is designated as Hiliside Viewshed
Protection. As such, the Echo Park CDO allows a project to not substantially exceed 30 feet
in height from the adjacent finished grade. The project's height incentive increases the
allowable height to be 38 feet in height pursuant to the Echo Park Community Design Overlay.
With a density bonus height incentive, the project adds an additional 9 feet in height.
Therefore, the project is consistent with Design Standard 7e.

Design Standard 7f - For Low Medium Residential properties the third floor of a building shalf
occupy approximately 75% of the 2nd floor footprint.

The project is located on a Hillside Viewshed Protection Area site fronting the Echo Park Lake.
Properties that share this designation are exempt from Standard 7f. Therefore this standard

does not apply to the project.

Design Standard 7g - For Medium Residential properties, an 8 foot step back is required after
approximately 30 feet of building height on the front facade in a manner that diminishes
massing and provides for varied articulation.

The project demonstrates a setback over the height and massing of the building after
approximately 21 feet 6 inches the front fagade is articulated and setback. The project
demonstrates modulation at least 30 feet throughout the height of the building, then the project
is in conformance with design Standard 7g.

TIME LIMIT — OBSERVANCE OF CONDITIONS

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.
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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.
VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

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.

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.”

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective and final fifteen (15) days after the
date of mailing of the Notice of Director’s Determination 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.

Planning Department public offices are located at:

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

(818) 374-5050

Only an applicant or any owner or tenant of a property abutting, across the street or alley
from, or having a common corner with the subject property can appeal this Density Bonus
Compliance Review Determination. Per the Density Bonus Provision of State Law
(Government Code Section §65915) the Density Bonus increase in units above the base density
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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.

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 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 through
the Department of City Planning website at http://planning.lacity.org or by calling (213) 482-7077
or (818) 374-5050. The applicant is further advised to notify any consultant representing you of

this requirement as well.

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.

Vincent P. Bertoni, AICP
Director of Planning
Approved by:

ne Choi, AICP, Senior Clty Planner

Reviewed by: Prepared by:
&vin Golden, City Plariner Hakeem Parke-Davis, Project Planner
hakeem.parke-davis@Jacity.org

DIR-2017-5367-DB-CDO Page 26 of 26




EXHIBIT D

Vicinity Map
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EXHIBIT E

Revised Landscape Plan
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Exhibit F

Tree Report Stamped by Urban Forestry.

1



Paul Lewis Landscape Architect

’ 13351-D Riverside Drive #445
Sherman Oaks, CA 91423

August 23, 2019

Dustin Pourbaba

Proper Development

8271 Melrose Ave Ste 207
Los Angeles, CA 90046
T: 310 404 4878

Re: 923 Glendale Blvd., 929 Glendale Blvd., and 1810 W Montrose St. Los Angeles, CA
90026

Dear Dustin,

This letter is in regards to the property at 923 Glendale Blvd. , 929 Glendale Blvd. , and1810 W
Montrose St. Los Angeles, CA 90026. On August 21, 2018, we visited the site to evaluate the
trees on the property.

SITE HISTORY

a On the property there are currently no structures. The site is raised approximately 7° above
sidewalk level. There is currently dry brush and a chain link fence dividing one lot from the

rest.

There is 1 native Juglans californica tree with a trunk diameter greater than 4” protected by the
Protected Tree Ordinance, and there are 6 non-native trees with a trunk diameter greater than 8”
on the site. There are 2 street trees along Glendale Blvd.

ADJACENT PROPERTIES

No protected trees on adjacent properties will be impacted by construction on this site.

Should you have any questions, please feel free to contact me at 818-788-9382.

Sincerely yours,

s

Paul Lewis

Enclosures: AP P ROVED

Protected Tree Report

Zlm Tyson Chief Forester

rban Forest Divisio
Provmg Tree eport Orrlrly



APPLICATION FORA

1 City of Los Angeles
STREETSJLA TREE REMOVAL PERMIT BUREAU OF STREET SERVICES
\ For on site native trees protected by Ordinance URBAN FORESTRY DIVISION
177404 and parkway trees 1149 S. BROADWAY, SUITE 400, LOS ANGELES, CA 90015 TEL:

213.847.3077
‘JEP 1: Call (800) 996-2489 or visit ‘myla311.lacity.org’ to obtain a Service Request Number (Application #):

Application Number

STEP 2: Bring this application, along with all supporting documents, to the Urban Forestry Division public counter for review (see above for
address, hours of operation are 7:00am — 3:30pm, Mon-Fri). Applications will not be accepted via e-mail, U.S. Postal Service, or fax.

Property Address: 919 & 929 Gledale Ave Los Angeles CA 90026
(Print Clearly) Number Street Name City State Zip Code
Property Owner’s Name; Daniel Pourbaba
First Last
Property Owner's Contact Information: 310-404-4878 Daniel@properdevelopment.com
Tel. No. Including Area Code E-mail Address
Total number of tree(s): and specific reason for tree removal

(Damaged sidewalk, driveway installation, street widening, City Planning condition, staging,

tree in proposed foot print of the structure or dead tree. If it is a sewer line replacement issue, a sewer connection permit from the Bureau of Engineering is required.)

Property Owner’s Representative/Agent:

First Last
Company Name:
a Address:
Number Street Name City State Zip Code
Contact Information:
Tel. No. Including Area Code E-mail Address

If the tree removal is approved and any fees due have been paid, the permit should be made out to (if this area is left blank, the
permit will be made out to property owner):

Name:

E-mail or Mailing Address:

This is a standard application for STREET TREES. Please complete the attached checklist at the top of the next page.
This is a standard application for PROTECTED TREES. Please complefe the second section of the attached checkiist. Must include CEQA.
This application pertains to a LAND DEVELOPMENT case. Complete the appropriate section of the attached checklist
(standard or protected) and include the following:

11

1. B-permit drawings in 11" x 17", plot plans, current photos of tree(s), planting plan 2:1, conditions of approval and final
version of CEQA Documents (EIR, ND, NOE, MND, CE). Tree removals must be addressed or an addendum will be

required. All documents MUST be attached to this application.
2. Project title and case number:

(ZA, TR, CPC, DIR, VAC, PM, DOT, APC)

I'am submitting this application along with the attached checklist and required documents to the above address. | understand that submission
‘his application d ot guarantee an approval for a tree removal permit. If the tree removal permit is granted, | understand | will be required
eplace the remi%ree(s) at a ratio determined by the Urban Forestry Division and pay any outstanding planting, removal, and/or permit

fees in accordance with City policy. | understand that average processing time for tree removal permits is 90 to 120 days from the time a

complete application is recgived. This time frame is an average only and subject to fluctuate depending upon project complexity and further
review. —% UFD Staff Only

9/3/19 Daniel Pourbaba nitials:

Date Properly Owner’s Signature Print Name Date:

PR e——

s ————— YT T e



Rev. 05/2019

STANDARD TREE REMOVAL APPLICATION CHECKLIST

(The following items are REQUIRED and must be attached to the application. Incomplete applications will not be processed.)

FOR STREET TREES

=

Bureau of Engineering A-permit for any sidewalk/curb repairs or driveway relocations/widening. (The A-Permit is a separate
permit which must be obtained from BOE. All driveway A-permits must include the notation “Driveway cannot be
relocated.” There is a $349.86 fee for driveway relocation/widening that must be paid AFTER your permit is approved).

Plot Plans - Tree(s) proposed to be removed MUST be highlighted.

Current color photos of entire tree and damage caused by tree, if applicable. Print-outs from Google Maps are not acceptable.

Any further information that preparer of the City opines is pertinent to the project.

171777

Final version of CEQA document (Tree removals must be addressed or an addendum will be required).

Three (3) hard copies of the Protected Tree Report (PTR) written within one calendar year of application date shall be

FOR PROTECTED PRIVATE PROPERTY TREES (Fee is $1084.00 per 5 trees)

submitted and reviewed at the counter containing the following required information.
(Los Angeles Municipal Code (LAMC) Section 17.02)

7" | 1. | “Tree Expert” A person with at least four (4) years of experience in the business of transplanting, moving, caring for and
maintaining trees and who is (a) a certified Arborist with the International Society of Arboriculture and who holds a valid
California license as an Agricultural Pest Control Advisor or (b) a Landscape Architect or (c) a registered consulting Arborist
with the American Society of Consulting Arborists. (Amended by Ord. No. 177, 404 Effective 04/23/06)

I | 2. | Bywhomthe PTR s prepared. ™ | 3. For whom the PTR is prepared.

1" | 4. | PTR location address with short geographic description. {™ | 5. Date PTR s prepared.

I | 6. | Date of PTR field inspection. {— | 7. PTR purpose.

" | 8. | Table of Contents. Pages must be numbered. 9. Project description and background.

i ]10. [ Square footage of the entire property, and footprint square footage of the existing and proposed new structures.

™ | 11. | Field observations including precise reason for removal and explanation of why the trees cannot be preserved or saved.

I | 12. | Findings.

™ ] 13. | Recommendations.

™" [ 14. | Trees tagged and numbered.

I™ | 15. | Mitigation (optional, City of Los Angeles proscribes mitigation for any protected tree removal approval). The ordinance states
the mitigation shall “approximate the value” of the removed trees. The current Board of Public Works policy has increased the
minimum requirements for protected tree replacement to 4:1. The Bureau determines value of tree or group of trees in context
with their environment.

™ | 16. | Protected tree construction impact guidelines.

I 117, | Matrix (spreadsheet) summarizing field observations of all protected tree(s) on subject property and any offsite protected trees
that may be impacted by project number (trees to be field tagged, provide code for offsite trees, i.e. OS#1), tree species, tree
height, diameter, spread, physical condition, (i.e. declining, drought stressed, twig dieback, efc.), suggested treatment, tree
rating, any other related information.

i ] 18. | Matrix of proposed protected free removals.

" 1 19. | Matrix of proposed protected frees to remain.

" [ 20. | Color photographs of all protected tree(s) (multiple trees may be shown on a photo if there is some method to differentiate
between individual trees). Photos should be large, at least 5" x 7"

I | 21, | 24-inches by 36-inches Topographical map (Construction drawing) with all protected trees plotted (as close to real positions as
possible, survey not required). Trees shall be color-coded, either highlighted or CAD, as follows: Quercus spp (yellow),
Platanus racemosa (blue), Umbellularia californica (green), Juglans californica (orange). All proposed protected tree removals
shall be circled in red. Approximate canopy spread should also be included. Included on the plan shall be the footprint of any
proposed buildings, walls, patios, pools, etc. Also to be included on plan are lot and proposed building(s) square footage.

I | 22. | Landscape plan showing locations of all replacement trees on a 4:1 basis with the tree stock size to be determined by the City.
This plan shall be species color coded as per item 21.

I | 23. | Verification of current licenses and certifications.

1" | 24. | Any further information that preparer or the City opines is pertinent to the project.

1"~ | 25, | Arborist's opinion whether naturally occurring or planted.(Need proof).

1™ | 26. | Pictures showing protective fencing around the trees to be protected is in place.

I | 27. | Reason for removal, including pictures of damaged parts of tree if applicable.

"7 | 28. | Must be in a 3-ring binder if large amount of pages.

"1 29. | Geosoils report and approval letter from DBS (If grading is reason for removal).

" 130. ] Digital copy of all submissions if large amount.




Protected Tree Report [PTR] for Re: 923 Glendale Blvd. / 929 Glendale Blvd, /1810 W
Montrose St. Los Angeles, CA 90026

1-“Tree Expert” as per Los Angeles Municipal Code (LAMC) Section 17.02

Tree Expert — A person with at least four years of experience in the business of transplanting,
moving, caring for and maintaining trees and who is (a) a certified arborist with the
International Society of Arboriculture and who holds a valid California license as an
agricultural pest control advisor or (b) a landscape architect or (c) a registered consulting
arborist with the American Society of Consulting Arborists. (Amended by Ord. No. 177,404,
Eff. 4/23/06.)

Paul A. Lewis, Landscape Architect, #3620 exp. 2/28/21

2-By whom the PTR is prepared: Paul Lewis

3-For whom the PTR is prepared: Proper Development

4-PTR location address with short geographic description:

923 Glendale Blvd. , 929 Glendale Blvd. , and1810 W Montrose St. Los Angeles, CA 90026is
a 19,502 sq. ft. site made up of three lots. The site is undeveloped and covered with mostly
dead grass. The site plateaus approximately 7-8 feet above sidewalk level. Currently there is
approximately a 30% slope going down from west to cast.

5- Date PTR is prepared: August 23, 2019

6- Date of PTR ficld inspection: August 21, 2019

7- PTR purpose: To review tree inventory for proposed development.

8 - Table of Contents

Standard Tree Removal Application Checklist information pages 1-3
Matrix summarizing observations page 4-5
Color photographs pages 6-10
Site map locating trees page 11
Landscape plan page 12

9 - Project description and background: There are currently plans to excavate and regrade the
site to develop a residential multi-family building.

10 — Square footages:

Entire Property: 19,052 SF approx.
Existing Structure: none
Proposed New Structure (total area) 8,085 SF approx.

11 — Field observations: Noted on Matrix. The trees on site all have poor or no pruning due to
inaccessibility and lack of maintenance. Some power lines run through the property and
actually go through the existing Juglans. All the trees seem to have volunteered on. All of the
trees are within the development and occur on the site where a major retaining wall will be
constructed and therefore are at risk and must be removed. (See #27 of this report for individual
reasons for removal).

(ST e— | () 7T UTE T T



12 — Findings: None of the site trees (#1,2,3,4,5,6,7) will be preserved for the future
development, with an exception of the street trees, due to the extensive excavation and
regrading of the site to accommodate a new building.

These trees would need to be removed for new retaining walls to be installed to mitigate slope
failure or they are directly in the building footprint of the new building. (See #27 of this report

for individual reasons for removal). A total of 7 trees must be removed and replaced. A total of
1 native tree and 6 non-native trees will be removed and replaced. The street trees (#8,9) will

remain in place.

13 — Recommendations: Replace the existing non-native trees (#1,2,4,5,6,7) on a 1:1 basis and
the native Juglans californica #3 on a 4:1 basis.

14 — Trees tagged and numbered: Protected tree #3 is tagged with Tree tag #27.

15 — Replacement: Replace the 6 existing non-native trees (#1,2,4,5,6,7) on a 1:1 basis and the
native tree on a 4:1 basis. 6 new trees and 4 new protected replacement trees will be added to
the project. See page 12 for replacement plan.

16 — Protected tree construction impact guidelines: N/A (Protected tree to be removed)
17— Matrix: see page 4

18— Matrix of proposed protected removals: see page 5

19— Protected tree to remain matrix: N/A. No protected trees to remain.

20 — Color photographs: sec page 6-10

21 — Topographical map: see page 11

22 — Landscape plan: see page 12

23 — Verification of current license: Active and in good standing. See page 13

http://www latc.ca.gov/consumers/licensee_name.pdf

24 — Misc. opines: none.

25 — All of these trees with the exception of the street tree seem to be naturally occurring on
this site

26 — Photos of protective fencing: N/A (All trees are being removed)

27 — Reason for removal:
Tree #1 | Required removal for new staircase access to building and retaining wall

Tree #2 | Required removal for new staircase access to building and retaining wall
Tree #3 | Required removal for new staircase access to building and retaining wall




Tree #4 | Required removal for new retaining wall
Tree #5 | In the building footprint of new building
Tree #6 | In the building footprint of new building
Tree #7 | Required removal for new retaining wall
S.T. Remaining in place

Tree #8

S.T Tree | Remaining in place

#9

28 — 3 ring binder provided

29 — CEQA documents- N/A

30 — Electronic copy
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Project Address __923 Glendale Blvd. , 929 Glendale Blvd. , and1810 W Montrose St. Los Angeles, CA 90026
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Exhibit G

Boundaries of Echo Park CDO

AR —

Boundaries of Hillside View Shed Protection Area
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? BOUNDARIES

Figure 1 Echo Park CDO District Boundary
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Exhibit H

Revised Environmental Justification &
Revised CE
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COUNTY CLERK’S USE CITY OF LOS ANGELES
OFFICE OF THE CITY CLERK
200 NORTH SPRING STREET, ROOM 395
LOS ANGELES, CALIFORNIA 90012
CALIFORNIA ENVIRONMENTAL QUALITY ACT

NOTICE OF EXEMPTION

{PRC Section 21152; CEQA Guidelines Section 15062)

Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650,
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062, Pursuant to Public Resources Code Section
21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an exemption for the project.
Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days.

PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS

DIR-2017-5357-DB-CDO

LEAD CITY AGENCY CASE NUMBER
City of Los Angeles (Department of City Planning) ENV-2017-5368-CE
PROJECT TITLE COUNCIL DISTRICT
Echo Lakeside 13 — O'Farrell
PROJECT LOCATION (Street Address and Cross Streets and/or Attached Map) O Map attached.

923, 929 N. Glendale Blvd & 1810 W. Montrose Street

PROJECT DESCRIPTION: Excavation of 14,000 cubic yards of soil export preceding, removal of one (1) protected tree, and
construction, use and maintenance of a15 unit apartment building with 64 bedrooms and 30 parking spaces, utilizing
State Density Bonus to allow 39 feet in height building, restricting one (1) on-site Very Low Income dwelling unit.

O Additional page(s) attached.

NAME OF APPLICANT / OWNER:

Echo Lakeside, LLC

CONTACT PERSON (If different from Applicant/Owner above) (AREA CODE) TELEPHONE NUMBER | EXT.
Erika Diaz, Diaz Woods Group, LLC {(909) 895-7300

EXEMPT STATUS: (Check all boxes, and include all exemptions, that apply and provide relevant citations. )
STATE CEQA STATUTE & GUIDELINES

O STATUTORY EXEMPTION(S)

Public Resources Code Section(s)

B  CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1 -Class 33)

CEQA Guideline Section(s) / Class(es) 15332, Class 32

[ OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) )

JUSTIFICATION FOR PROJECT EXEMPTION: O Additional page(s) attached

In-fili development meeting the conditions described in CEQA Guidelines 15332: (a) The projectis consistent with the applicable general
plan designation and all applicable general plan policies as well as with the applicable zoning designation and regulations. (b) The
proposed development occurs within city limits on a project site of no more than five acres substantially surrounded by urban uses. (c)
The project site has no value as habitat for endangered, rare or threatened species. (d) Approval of the project would not result in any
significant effects relating to traffic, noise, air quality, or water quality. (e) The site can be adequately served by all required utilities and
public services.

[0 None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.

O The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification,
IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.

If different from the applicant, the identity of the person undertaking the project.

CITY STAFF USE ONLY:

CITY STAFF NAME AND SIGNATUR , STAFF TITLE
Hakeem Parke-Davis ﬂ’%/ %\,_2 Planning Assistant

ENTITLEMENTS APPROVED? ™

Density Bonus DIR-2017-5367-DB-CDO

FEE: . RECEIPT NO. REC’D. BY (DCP DSC STAFF NAME)
$2,280 0106828926 : Gonzalez, U

DISTRIBUTION: County Clerk, Agency Record




EXECUTIVE OFFICES

DEPARTMENT OF
CITY PLANNING Cl 1 Y OF L.OS ANGELES 200 N. SPRING STREET, ROOM 525
COMMISSION OFFICE CALIFORNIA Los ANGELEs, CA 90012-4801
(213) 978-1300 (213) 978-1271

VINCENT P. BERTONI, AICP

CITY PLANNING COMMISSION
DIRECTOR

SAMANTHA MILLMAN

PRESIDENT KEVIN J. KELLER, AICP

EXECUTIVE OFFICER

SHANA M.M. BONSTIN
DEPUTY DIRECTOR

YDED \r
DAVID H. ). AMBROZ e
i TRICIA KEANE

VAHID KHORSAND
VICE-PRESIDENT

CAROLINE CHOE
HELEN LEUNG ERIC GARCETTI DEPUTY DIRECTOR
KAREN MACK MAYOR ARTH! L. VARMA, AICP
MARC MITCHELL DEPUTY DIRECTOR
LISA M. WEBBER, AICP
VERONICA PADILLA-CAMPQS LM, WEBBER, 2

DANA M. PERLMAN

REVISED JUSTIFICATION FOR PROJECT
EXEMPTION
CASE NO. ENV-2017-5368-CE

CLASS 32 CE JUSTIFICATION & EXCEPTIONS NARRATIVE

On December 27, 2018, the Planning Department determined that the City of Los Angeles
Guidelines for the implementation of the California Environmental Quality Act of 1970 and the
State CEQA Guidelines designate the subject project as Categorically Exempt under Article 19,
Section 15332, Class 32 and Section 15332, Class 32.

A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and
meets the following criteria:

(@) The project is consistent with the applicable general plan designation and all applicable
general pian policies as well as with the applicable zoning designation and regulations;

(b) The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses;

(c) The project site has no value as habitat for endangered, rare or threatened species;

(d) Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality; and

(e) The site can be adequately served by all required utilities and public services.

The project is for the excavation and removal of approximately 14,000 cubic yards of earth, a haul
route and the construction use and maintenance of a 22,729 square foot, 15 unit apartment
building with 36 parking spaces in an 8,250 square foot partially exposed podium parking garage.
The buildable area of the site is 14,680 square feet and a floor area ratio of 1.5:1. The project as
demonstrated in Exhibit A contains a configuration of a 15 unit apartment building with sixty-four

(64) bedrooms.

As an apartment building, and a density bonus project which is characterized as in-fill
development, the project qualifies for the Class 32 Categorical Exemption.

The site is zoned RD2-1VL-CDO and has a General Plan Land Use Designation of Low Medium
Il Residential. As shown in the case file, the project is consistent with the applicable Silver Lake
—Echo Park — Elysian Valley Community Plan designation and policies and all applicabie zoning
designations and regulations. The subject site is wholly within the City of Los Angeles, on a site
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that is approximately .45 acres. Lots adjacent to the subject site are developed with the following
urban uses: Multi-family apartments to the North, West and South. Parcels to the east across
Glendale Boulevard are include the Echo Park and Lake. The site is previously disturbed and
surrounded by development and therefore is not, and has no value as, a habitat for endangered,
rare or threatened species. There is one protected trees on the site that is proposed to be
removed. The removal of the protected tree will require replacement at a four to one ratio. The
removal of the protected tree will require a permit and review by the Urban Forestry Division of
the Bureau of Street Services. The project will be subject to Regulatory Compliance Measures
(RCMs), which require compliance with the City of Los Angeles Noise Ordinance pollutant
discharge, dewatering, stormwater mitigations; and Best Management Practices for stormwater
runoff. These RCMs will ensure the project will not have significant impacts on noise and water.
Furthermore, the project does not exceed the threshold criteria established by LADOT for
preparing a traffic study. Interim thresholds were developed by DCP staff based on CalEEMod
model runs relying on reasonable assumptions, consulting with AQMD staff, and surveying
published air quality studies for which criteria air pollutants did not exceed the established
SCAQMD construction and operational thresholds. The project site will be adequately served by
all public utilities and services given that the construction of a 15 unit apartment building will be
on a site which has been previously developed and is consistent with the General Plan. Therefore,
the project meets all of the Criteria for the Class 32.

While the subject site is located inside the Hillside Ordinance Area, specific Regulatory
Compliance Measures (RCMs) in the City of Los Angeles regulate the grading and construction
of projects in these particular types of “sensitive” locations and will reduce any potential impacts
to less than significant.

* Regulatory Compliance Measure RC-AE-1 (Hillside): Compliance with Baseline
Hillside Ordinance. To ensure consistency with the Baseline Hillside Ordinance, the
project shall comply with the City's Hillside Development Guidelines, including but not
limited to setback requirements, residential floor area maximums, height limits, lot
coverage and grading restrictions.

e Regulatory Compliance Measure RC-GEO-2 (Hillside Grading Area): The grading
plan shall conform with the City's Landform Grading Manual guidelines, subject to
approval by the Advisory Agency and the Department of Building and Safety's Grading
Division. Appropriate erosion control and drainage devices shall be provided to the
satisfaction of the Building and Safety Department. These measures include interceptor
terraces, berms, vee-channels, and inlet and outlet structures, as specified by Section
91.7013 of the Building Code, including planting fast-growing annual and perennial
grasses in areas where construction is not immediately planned.

» Regulatory Compliance Measure RC-CR-2 (Archaeological): If archaeological
resources are discovered during excavation, grading, or construction activities, work
shall cease in the area of the find until a qualified archaeologist has evaluated the find in
accordance with federal, State, and local guidelines, including those set forth in
California Public Resources Code Section 21083.2. Personnel of the proposed Modified
Project shall not collect or move any archaeological materials and associated materials.
Construction activity may continue unimpeded on other portions of the Project site. The
found deposits wouid be treated in accordance with federai, State, and iocal guidelines,
including those set forth in California Public Resources Code Section 21083.2.

o Distinctive features, finishes and construction techniques or examples of skilled
craftsmanship which characterize an historic property shall be preserved.

o Deteriorated historic features shall be repaired rather than replaced. Where the
severity if deterioration requires replacement of a distinctive historic feature, the
new feature shall match the old in design, color, texture, and other visual
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qualities, and where possible, materials. Replacement of missing features shall
be substantiated by documentary, physical, or pictorial evidence.

o Chemical or physical treatments, such as sandblasting, that cause damage to
historic materials shall not be used. The surface cleaning of structures, if
appropriate, shall be undertaken using the gentlest means possible.

o Significant archaeological resources affected by a project shall be protected and
preserved. If such resources must be disturbed, mitigation measures shall be
undertaken.

o New additions, exterior alterations, or related new construction shall not destroy
historic materials that characterize the property. The new work shall be
differentiated from the old and shall be compatible with the massing, size, scale,
and architectural features to protect the historic integrity of the property and its
environment.

o New additions and adjacent or related new construction shall be undertaken in
such a manner that if removed in the future, the essential form and integrity of
the historic property and its environment would be unimpaired.

Regulatory Compliance Measure RC-CR-3 (Paleontological): If paleontological
resources are discovered during excavation, grading, or construction, the City of Los
Angeles Department of Building and Safety shall be notified immediately, and all work
shall cease in the area of the find until a qualified paleontologist evaluates the find.
Construction activity may continue unimpeded on other portions of the Project site. The
paleontologist shall determine the location, the time frame, and the extent to which any
monitoring of earthmoving activities shall be required. The found deposits would be
treated in accordance with federal, State, and local guidelines, including those set forth
in California Public Resources Code Section 21083.2.

Regulatory Compliance Measure CR-4 (Human Remains): If human remains are
encountered unexpectedly during construction demolition and/or grading activities, State
Health and Safety Code Section 7050.5 requires that no further disturbance shall occur
until the County Coroner has made the necessary findings as to origin and disposition
pursuant to California Public Resources Code (PRC) Section 5097.98. In the event that
human remains are discovered during excavation activities, the following procedure shall
be observed:

o Stop immediately and contact the County Coroner:
1104 N. Mission Road
Los Angeles, CA 90033
323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or
323-343-0714 (After Hours, Saturday, Sunday, and Holidays)
If the remains are determined to be of Native American descent, the Coroner has 24
hours to notify the Native American Heritage Commission (NAHC).
The NAHC will immediately notify the person it believes to be the most likely descendent
of the deceased Native American.

o The most likely descendent has 48 hours to make recommendations to the
owner, or representative, for the treatment or disposition, with proper dignity, of
the human remains and grave goods.

o If the owner does not accept the descendant’s recommendations, the owner or
the descendent may request mediation by the NAHC.

Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and Construction
Activities): The project shall comply with the City of Los Angeles Noise Ordinance and
any subsequent ordinances, which prohibit the emission or creation of noise beyond
certain levels at adjacent uses unless technically infeasible.

Py ——

T O 7 T e



ENV-2017-5368-CE 4

These RCMs have been historically proven to work to the satisfaction of the City Engineer to
reduce any impacts from the specific environment the project is located. Thus, the location of the
project will not result in a significant impact based on its location.

There are five (5) Exceptions which must be considered in order to find a project exempt
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d)
Hazardous Waste Sites; and (e) Historical Resources.

There is not a succession of known projects of the same type and in the same place as the subject
project. As mentioned, the project proposes a 15 unit, 39 feet in height apartment building with a
partially exposed podium parking structure in an area zoned and designated for such
development. All adjacent lots are developed with low to medium density housing developments
ranging in scale from single family dwellings to large apartment blocks. The subject site is in the
RD2-1VL-CDO Zone which allows 11 units on the 20,017 square foot site. The project proposes
a 22,729 square foot, 15 unit apartment with 36 parking spaces in an 8,250 square foot parking
garage. The buildable area of the site is 14,680 square feet and the propose floor area ratio of
1.5:1 on a site that is permitted to have a maximum FAR of 3:1.

The established surrounding height for the area is generally 30 feet on similar sites fronting the
lake which is not unusual for the vicinity of the subject site, and is similar in scope to other existing
RD-1VL-CDO residential uses in the area. However, this application includes a density bonus
incentive to extend the building envelope to a height of 39 feet. Thus, there are no unusual
circumstances which may lead to a significant effect on the environment. Additionally, the only
State Scenic Highway within the City of Los Angeles is the Topanga Canyon State Scenic
Highway, State Route 27, which travels through a portion of Topanga State Park. Therefore the
subject site will not create any impacts within a designated as a state scenic highway.
Furthermore, according to Envirostor, the State of California’s database of Hazardous Waste
Sites, neither the subject site, nor any site in the vicinity, is identified as a hazardous waste site.
The project site has not been identified as a historic resource by local or state agencies, and the
project site has not been determined to be eligible for listing in the National Register of Historic
Places, California Register of Historical Resources, the Los Angeles Historic-Cultural Monuments
Register, and/or any local register; and was not found to be a potential historic resource based
on the City’s HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. Finally,
the City does not choose to treat the site as a historic resource. Based on this, the project will not
result in a substantial adverse change to the significance of a historic resource and this exception

does not apply.
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