
 

 

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

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

 
Project 
Site: 

 
5442-5446 West Sierra Vista Avenue; 5443-5445 West Romaine Street     

Case No. ZA-2016-4729-ZV-1A Council No: 13 – O’Farrell 

CEQA No. ENV-2016-4730-CE Related Cases: N/A 
Held By: Central Los Angeles Area Planning 

Commission 
 

Date: August 27, 2019 Plan Area: Hollywood 

Time: After 4:30 p.m. Zone: RD1.5-1XL 
Place: Los Angeles City Hall 

200 North Spring Street, 10th Floor 
Los Angeles, CA 90012 
(Please use the 201 N. Main Street 
entrance) 

Plan Overlay: N/A 

Land Use: Low Medium II Residential 

Staff 
Contact: 
 
 
 
 
 

Nuri Cho, City Planning Associate 
200 North Spring Street, Room 621 
Los Angeles, CA 90012 
Nuri.Cho@lacity.org 
(213) 978-1177 
 
apccentral@lacity.org 

Applicant: Lila Eilat and Mark Silber,  
Sierra Romaine, LLC 
 

Representative: Nicole Kuklok-Waldman, Collaborate, Inc. 
 

Appellant: Doug Haines, The La Mirada Avenue 
Neighborhood Association of Hollywood 

Representative: Robert Silverstein, The Silverstein Law Firm 
      
 

  
PROPOSED PROJECT: 
Conversion of an existing manager’s office and storage rooms to four residential units consisting of a one-bedroom unit and 
three studios within an existing multi-family residential building that is permitted to have a maximum of 32 units per the 
previous R4 zone designation, prior to the Zone Change from R4 to RD1.5 in 1989 per Ordinance No. 164,690. The project 
site consists of three lots developed with two buildings. The proposed conversion is for the building located on Lots 33 and 
34 fronting on Sierra Vista Avenue.  
 
APPEAL: 
Appeal of the Zoning determination, dated February 28, 2019, to approve a Zone Variance from Los Angeles Municipal 
Code (LAMC) Section 12.09.1 B.4 to permit a 36 dwelling-unit density within an existing multi-family residential building in 
lieu of a maximum 32 dwelling-unit density allowed by the previous R4 zone designation, prior to the Zone Change from 
R4 to RD1.5 in 1989 per Ordinance No. 164,690, with additional terms and conditions.  
 
 
 

Puede obtener información en Español acerca de esta junta llamando al (213) 978-1300 
 

CITY OF LOS ANGELES 

DEPARTMENT OF CITY PLANNING 
City Hall 200 North Spring Street Los Angeles CA 90012 

NOTICE OF PUBLIC HEARING 

mailto:apccentral@lacity.org
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GENERAL INFORMATION 
 

FILE REVIEW - The complete file is available for public inspection between the hours of 8:30 a.m. to 4:00 p.m., Monday through Friday. 
Please call or email the staff identified on the front page, at least three (3) days in advance to assure that the files will be available.  Files 
are not available for review the day of the hearing.   
 
AGENDAS AND REPORTS- Commission agendas are posted for public review in the Main Street lobby of City Hall East, 200 N. Main 
Street, Los Angeles, California.  Commission Agendas are accessible online at planning.lacity.org, by selecting "Commissions & Hearings", 
the specific Area or City Planning Commission and “Agendas”.  Appeal Recommendation Reports are available on-line seven (7) days prior 
to the Commission meeting and are hyperlinked to the case numbers on the agenda.   Please note that Appeal Recommendation Reports 
are not prepared for appeals related to Zoning Administrator decisions. 
 
Be advised that the Commission may RECONSIDER and alter its action taken on items listed on the meeting agenda at any time during this 
meeting or during the next regular meeting, in accordance with the Commission Policies and Procedures and provided that the Commission 
retains jurisdiction over the case.  If a Commission meeting is cancelled or adjourned due to lack of quorum, all remaining agenda 
items shall be continued to the next regular meeting or beyond, as long as the continuance is within the legal time limits of the 
case or cases.  
 
TESTIMONY AND CORRESPONDENCE - Your attendance is optional; oral testimony can only be given at the Commission meeting and may 
be limited due to time constraints.   Written testimony or evidentiary documentation may be submitted prior to, or at the meeting in accordance 
to the Commission’s submittal requirements. Commissions function in a quasi-judicial capacity and therefore, cannot be contacted 
directly.   Any materials submitted to the Commission become City property and will not be returned.  This includes any correspondence or 
exhibits used as part of your testimony. 
 
REQUIREMENTS FOR SUBMISSION OF MATERIALS - Written materials may be submitted prior to or at the meeting in accordance with 
the submittal requirements below.  When required, hard copies must be presented on letter size (8 ½ " x 11") or legal size (8 ½ " x 14") 
paper. All oversized exhibits must be folded to fit into a legal-sized folder.   Plans (i.e. site plans, floor plans, grading plans) must be presented 
on paper size not smaller than ledger size (11” x 17”). The case number must be written on all communications, plans and exhibits.   
 
• Regular Submissions – Written materials not limited as to volume must be received by the Commission Executive Assistant no later than 

by end of business day Monday of the week prior to the week of the Commission meeting. Materials must be delivered electronically to the staff 
and commission email identified on the front of this page.  In addition, an original plus six (6) copies must be submitted to the Commission 
Office directly at 200 North Spring Street, Room 272, Los Angeles, CA 90012 in attention to the Commission Executive Assistant.   

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

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

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

EXHAUSTION OF ADMINISTRATIVE REMEDIES AND JUDICIAL REVIEW - If you challenge these agenda items in court, you may be 
limited to raising only those issues you or someone else raised at the public hearing agenized here, or in written correspondence on these 
matters delivered to this agency at or prior to the public hearing. If you seek judicial review of any decision of the City pursuant to California 
Code of Civil Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 90th day 
following the date on which the City's decision became final pursuant to California Code of Civil Procedure Section 1094.6. There may be 
other time limits which also affect your ability to seek judicial review. 
 
ACCOMMODATIONS - As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate 
on the basis of disability.  The hearing facility and its parking are wheelchair accessible.  Sign language interpreters, assistive listening 
devices, or other services, such as translation between English and other languages, may also be provided upon written request submitted 
a minimum of seven (7) working days in advance to: per.planning@lacity.org. Be sure to identify the language you need English to be 
translated into, and indicate if the request is for oral or written translation services.  If translation of a written document is requested, please 
include the document to be translated as an attachment to your email.  

http://planning.lacity.org/
mailto:per.planning@lacity.org
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5442 - 5446 W. Sierra Vista Avenue and 
5443 - 5445 W. Romaine Street 
Hollywood Community Plan 
Zone : RD1 .5-1XL 
D. M. : 144B193 
C. D. : 13- O'Farrell 
CEQA : ENV-2016-4730-CE 
Legal Description: Lot Nos. 33 and 34; 

Sierra Vista Tract, and Lot 9; Block A; 
Kenneth Place Tract 

Pursuant to California Environmental Quality Act (CEQA), I hereby DETERMINE: 

based on the whole of the administrative record, that on October 10, 2018, the 
project was issued a Notice of Exemption No. ENV-2016-4730-CE for a 
Categorical Exemption. The project is exempt from CEQA pursuant to CEQA 
Guidelines Section 15301 . There is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 
15300.2, applies; and, 

Pursuant to Los Angeles City Charter Section 562 and Los Angeles Municipal Code 
(LAMC) Section 12.27, I hereby APPROVE: 

a variance from LAMC Section 12.09.1 B.4 to permit a 36 dwelling-unit density 
within an existing multi-family residential building in lieu of a maximum 32 dwelling
unit density allowed by the previous R4 zone designation, prior to the Zone Change 
from R4 to RD1 .5 in 1989 per Ordinance No. 164,690, 

Upon the following additional terms and conditions: 

1. All other use, height and area regulations of the Municipal Code and all other 
applicable government/regulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein 
specifically varied or required. 
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2. The use and development of the property shall be in substantial conformance with 
the plot plan submitted with the application and marked Exhibit "A," except as may 
be revised as a result of this action. 

3. The authorized use shall be conducted at all times with due regard for the character 
of the surrounding district, and the right is reserved to the Zoning Administrator to 
impose additional corrective Conditions, if, in the Administrator's opinion, such 
Conditions are proven necessary for the protection of persons in the neighborhood 
or occupants of adjacent property. 

4. All graffiti on the site shall be removed or painted over to match the color of the 
surface to which it is applied within 24 hours of its occurrence. 

5. A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall 
be printed on the building plans submitted to the Development Services Center 
and the Department of Building and Safety for purposes of having a building permit 
issued. 

6. Within 30 days of the effective date of this grant, a covenant acknowledging and 
agreeing to comply with all the terms and conditions established herein shall be 
recorded in the County Recorder's Office. The agreement (standard master 
covenant and agreement form CP-6770) shall run with the land and shall be 
binding on any subsequent owners, heirs or assigns. The agreement with the 
conditions attached must be submitted to the Development Services Center for 
approval before being recorded . After recordation, a certified copy bearing the 
Recorder's number and date shall be provided to the Development Services 
Center for attachment to the subject case file. 

7. Approved herein is a 36 dwelling-unit density for four (4) additional dwelling units 
at the basement level within an existing 32-unit multi-family residential building. 
The 33rd unit (Unit 1 in Exhibit "A") shall not exceed 599 square feet. The 34th unit 
(Unit 2 in Exhibit "A") shall not exceed 476 square feet. The 35th unit (Unit 3 in 
Exhibit "A") shall not exceed 422 square feet. The 36th unit (Unit 4 in Exhibit "A") 
shall not exceed 324 square feet. 

8. Prior to issuance of building permits, the owner shall execute a covenant to the 
satisfaction of the Los Angeles Housing and Community Investment Department 
(HCIDLA) to make the four (4) dwelling units available to affordable housing, at 
two (2) dwelling units set for Low Income Households and two (2) dwelling units 
set for Moderate Income Households, 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 shall present a copy 
of the recorded covenant to the Department of City Planning for inclusion in the 
case file. The project shall comply with any monitoring requirements established 
by HCIDLA. Copies of documentation that such process has been initiated with 
HCIDLA, including a copy of the final covenant, shall be submitted to the 
Department of City Planning for inclusion in the case file. 
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9. No reduction of any required parking, parking variance, or deviation from any other 
Sections of LAMC has been requested or approved herein for the project. The 
required parking for four (4) additional dwelling units shall be provided in 
compliance with the provisions of the Municipal Code. 

10. In lieu of registering the 33rd through 36th units as affordable housing units, the 
applicant may select other units within the building that are comparable in size and 
type with the 33rd through 36th units, but not less than 324 square feet, and 
register said four (4) units as Low Income Affordable Housing Units, subject to the 
review and approval of HCIDLA. 

11 . The applicant shall obtain all necessary building permits for the 33rd through 36th 
units to the satisfaction of the Department of Building and Safety and HCIDLA. 

12. Prior to the issuance of a Certificate of Occupancy for the 33rd through 36th 
dwelling units, the applicant shall submit a plot plan for review and approval to the 
Fire Department. Said Department's approval shall be provide din the form of a 
stamp on the plans submitted for sign off to the Department of City Planning, 
Development Services Center. 

13. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS. 

Applicant shall do all of the following: 

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

(ii) 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). 
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(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 
responsibility 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. 

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. 

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES 

All terms and conditions of the approval shall be fulfilled before the use may be 
established. The instant authorization is further conditional upon the privileges being 
utilized within three years after the effective date of approval and, if such privileges are 
not utilized or substantial physical construction work is not begun within said time and 
carried on diligently to completion, the authorization shall terminate and become void. 
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TRANSFERABILITY 

This authorization 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 upon you to 
advise them regarding the conditions of this grant. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

Section 12.29 of the Los Angeles Municipal Code provides: 

"A variance, conditional use, adjustment, public benefit or other quasi-judicial 
approval, or any conditional approval granted by the Director, pursuant to the 
authority of this chapter shall become effective upon utilization of any portion of 
the privilege, and the owner and applicant shall immediately comply with its 
conditions. The violation of any valid condition imposed by the Director, Zoning 
Administrator, Area Planning Commission, City Planning Commission or City 
Council in connection with the granting of any action taken pursuant to the authority 
of this chapter, shall constitute a violation of this chapter and shall be subject to 
the same penalties as any other violation of this Code." 

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $2,500 or by imprisonment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment. 

APPEAL PERIOD - EFFECTIVE DATE 

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 if the same be 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. The Zoning Administrator's determination in this matter will become 
effective after MARCH 15, 2019, unless an appeal therefrom is filed with the Department 
of City Planning. 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 the Zoning Administrator's action, 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 http://planning.lacity.org. 
Public offices are located at: 

Downtown 
Figueroa Plaza 

201 North Figueroa 
Street, 4th Floor 

Los Angeles, CA 90012 
(213) 482-7077 

San Fernando Valley 
Marvin Braude San Fernando 

Valley Constituent Service Center 
6262 Van Nuys Boulevard, 

Room 251 
Van Nuys, CA 91401 

(818) 37 4-5050 

West Los Angeles 
West Los Angeles 

Development Services Center 
1828 Sawtelle Boulevard, 

2nd Floor 
Los Angeles, CA 90025 

(310) 231-2598 
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If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must 
be filed no later than the 90th day following the date on which the City's decision became 
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review. 

NOTICE 

The applicant is further advised that subsequent contact regarding this determination 
must be with the Development Services Center. This would include clarification, 
verification of condition compliance and plans or building permit applications, etc., and 
shall be accomplished BY APPOINTMENT ONLY, in order to assure that you receive 
service with a minimum amount of waiting. You should advise any consultant representing 
you of this requirement as well. 

FINDINGS OF FACT 

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on September 26, 
2017, all of which are by reference made a part hereof, as well as knowledge of the 
property and surrounding district, I find that the requirements and prerequisites for 
granting a Variance as enumerated in Section 562 of the City Charter and Section 12.27 
B.1 of the Los Angeles Municipal Code (LAMC) have been established by the following 
facts: · 

BACKGROUND 

The project site consists of three (3) relatively flat, rectangular-shaped, contiguous lots 
totaling approximately 25,896 square feet in size. The site is considered a through lot with 
Lots 33 and 34 fronting Sierra Vista Avenue to the north and Lot 9 fronting Romaine Street 
to the south and street frontages of approximately 100 feet and 50 feet, respectively. The 
property has varying lot depths of approximately 189 feet along the westerly property line 
and 329 feet along the easterly property line. 

The site is zoned RD1 .5-1XL and designated for Low Medium II Residential land uses by 
the Hollywood Community Plan. There are two (2) building on the subject site: (1) a two
story, apartment building on Lots 33 and 34, permitted for 32 dwelling units with 22 
required parking spaces per the Certificate of Occupancy issued on July 18, 1955 by the 
Los Angeles Department of Building Safety (LADBS); and (2) a two-story, apartment 
building on Lot 9, permitted for eight (8) dwelling units and six (6) required parking spaces 
per the Certificate of Occupancy issued on September 25, 1919 by LADBS. Both 
buildings are subject to the Rent Stabilization Ordinance. 

According to the building permits issued for the construction of these two buildings, the 
project site was zoned R4, which allowed a total of 40 dwelling units on the subject 
property. However, the site's zone designation changed from R4 to RD1 .5 in 1989 per 
Ordinance No. 164,690 as part of Assembly Bill (AB) 283 for the General Plan/Zone 
Consistency Program, making 40 existing dwelling units legally non-conforming. The 
variance request is to permit four (4) additional dwelling units (33rd through 36th units) in 
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an existing 32-unit apartment building on Lots 33 and 34. These four (4) units are 
converted from the existing manager's office and storage rooms located at the basement 
level of the apartment building. There are no existing tenants occupying these four (4) 
proposed new units. 

Ordinance No. 184,907, known as the Unpermitted Dwelling Unit (UDU) Ordinance, 
became effective as of May 17, 2017. The Ordinance established a voluntary program 
that allows property owners to legalize qualifying unpermitted units, assuming all life
safety conditions are met. The proposed project to convert from the existing manager's 
office and storage rooms does not qualify to utilize the UDU Ordinance, as there have 
been no tenants occupying these areas. 

The surrounding properties are zoned RD1 .5-1XL and developed with single- and multi
family residential buildings. 

Sierra Vista Avenue, adjoining the subject property to the north, is a Local Street with a 
designated right-of-way width of 60 feet and roadway width of 36 feet. 

Romaine Street, adjoining the subject property to the south, is a Local Street with a 
designated right-of-way width of 60 feet and roadway width of 36 feet. 

Previous zoning related actions on the site include: 

Ordinance No. 164,690 - On May 16, 1989, the Ordinance changing the zone of the 
subject property from R4 to RD1 .5 became effective. 

Certificate of Occupancy Nos. 1954LA81195 and 1954LA93407 - On July 18, 1955, 
LADBS issued a Certificate of Occupancy for a new two-story, 32-unit apartment 
house, garage and office space with 22 required parking spaces on Lots 33 and 34. 

Certificate of Occupancy No. 1954LA01705 - On April 22, 1955, LADBS issued a 
Certificate of Occupancy for a new two-story, eight-unit apartment house with six (6) 
required parking spaces on Lot 9. 

Building Permit No. 1954LA81195- On February 18, 1954, LADBS issued a building 
permit for the construction of a new two-story, 32-unit apartment house on Lots 33 
and 34. 

Building Permit Nos. 1919LA08275 and 1919LA08276 - On September 25, 1919, 
LADBS issued building permits for the construction of a new two-story, eight-unit 
apartment house on Lot 9. 

Previous zoning related actions in the surrounding area include: 

ZA-2011-0409-ZV - On March 7, 2013, the Zoning Administrator dismissed a variance 
from Ordinance No. 164,690 to permit 4,062 square feet of floor area in lieu of the 
2,103 square feet otherwise allowed, and a variance from Ordinance No. 164,690 to 
permit a total of 11,904 square feet of floor area in lieu of the 9,252 square feet 
otherwise allowed in conjunction with the conversion of 5,212 square feet of attic 
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space into medical office/clinic, inasmuch as the ordinances no longer apply to the 
subject property. The Zoning Administrator also dismissed a variance from LAMC 
Section 12.21 A.4(d) to permit 25 required parking spaces in lieu of the 32 otherwise 
required for the medical office/clinic; and a variance from LAMC Section 12.21 A.4 to 
permit seven (7) of the 32 required parking spaces to be located off-site via a lease 
agreement in lieu of a recorded covenant, inasmuch as 21 parking spaces will be 
provided on-site and 10 parking spaces are being provided off-site by covenant for a 
project located at 1080 North Western Avenue. 

ZA-2004-5148-ZV - On December 14, 2004, the Zoning Administrator denied a 
variance from LAMC Section 12.16 A.2(a)(8) to permit the operation of a 1,539-
square-foot pool and billiards hall with seven (7) tables located in an existing mini
shopping center within 500 feet of a residential zone and having hours of operation 
from 6 p.m. to 2 a.m. daily for a project located at 936 ½ North Western Avenue. 

ZA-1999-0604-ZV - On November 23, 1999, the Zoning Administrator denied a 
variance from LAMC Sections 12. 16 A and 12.70 C to permit the establishment and 
operation of a 4,000-square-foot acupressure therapy center within 500 feet of a 
residential zone and having hours of operation from 10 a.m. to 10 p.m. daily for a 
project located at 5665 Santa Monica Boulevard. 

ZA-1997-0428-ZV- On July 30, 1997, the Zoning Administrator approved a variance 
from LAMC Section 12.21 A.4(d)(3) to permit the establishment of a 1,938-square
foot dental clinic/office and laboratory in an existing one-story mini-shopping center 
with 50 parking spaces, of which eight (8) spaces to be allocated to the proposed 
dental facility in lieu of the 10 spaces otherwise required in the C4-1 D Zone for a 
project located at 954 North Western Avenue. 

PUBLIC HEARING 

A hearing was held on Tuesday, September 26, 2017, at approximately 9:30 a.m. in Los 
Angeles City Hall, 200 North Spring Street, Room 1020, Los Angeles CA 90012. 
However, it was discovered later that the required hearing notices were never mailed out 
since no certified mailing affidavit was in the record or can be produced by the City's 
contract mailer. Therefore, the Zoning Administrator required a second hearing. A Notice 
of Public Hearing for the second hearing was sent to all property owners and occupants 
within 500 feet of the subject site. The purpose of the hearing was to obtain testimony 
from affected and/or interested persons regarding the project. All interested persons were 
invited to attend the public hearing where they could listen, ask questions or present 
testimony regarding the project. The lawfully notified hearing was held on Tuesday, 
January 15, 2019, at approximately 10:00 a.m. in Los Angeles City Hall, 200 North Spring 
Street, Room 1020, Los Angeles, CA 90012. 

The applicant provided the following comments: 

• This is a second hearing of the same project. 
• The property has three (3) lots with existing apartment buildings. 
• The project is a conversion of several storage rooms and a manager's unit to four (4) 

dwelling units. 
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• The units will be located at the lowest level of the building. 
• The applicant will set aside all four (4) units for affordable housing restricted to Low 

Income and Moderate Income levels, which is at 80 percent of Area Median Income 
(AMI) level with the Housing Department for 55 years. 

• The applicant met with the Hollywood Studio District Neighborhood Council , and has 
been waiting for a response to go to the full board for a year. 

• The new Ordinance for legalizing unpermitted dwelling units does not work for this 
project, because the proposed four (4) units are not occupied. 

• There are no tenants in the proposed units currently. The project is a conversion, not 
a legalization of existing units. 

• Parking will be compliant to the Code. 
• The total floor area of the four (4) units will be approximately 1,820 square feet. There 

is no change in the building footprint or increase in the existing floor area. 
• The plan check with LADBS is complete, and we are only waiting for the Planning sign 

off. 

Keith Cornella, Hollywood Studio Neighborhood Council, Planning Land Use 
Management (PLUM) Committee: 

• The use does not meet the Zone, and the applicant cannot make the hardship finding 
for the variance. 

• There is no special circumstance to be considered for the variance. 
• There is no merit in the justification for an approval. 

Doug Haines, Hollywood Studio Neighborhood Council, PLUM Committee: 

• The PLUM Committee unanimously vetoed the project; however, the project was 
never voted in the full board. 

• The current zone only allows 17 units. 
• Many areas are downzoned in the City. 
• This is the densest area in Hollywood. 
• Housing affordability has no relevance to the variance. 
• Transit Oriented Communities program with a density increase would allow 29 units 

and yield more affoardable units. 
• It is a surprise to see Planning Department even accept the application at the counter. 
• There is no change in the community plan. An approval is counter to AB283. 

Ed Hunt, Hollywood Studio Neighborhood Council, PLUM Committee: 

• He is a 40-year resident in the area. 
• He echoes the comments of pervious speakers. 
• Parking in the area is extremely bad. There is no place to park. 

At the closing of the September 26, 2017 hearing the Zoning Administrator stated that he 
is inclined to approve the project as requested, but he would take the case under 
advisement until a recommendation from the Neighborhood Council or Council District 13 
is provided. 

On May 3, 2018, the applicant stated that they met with the Neighborhood Council a few 
times, the Board not have a quorum to vote on the project one time; and then in a special 
meeting, the Land Use Committee of the Neighborhood Council voted to oppose the 
project. However, no formal recommendation from the Hollywood Studio District 
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Neighborhood Council was ever received . It is unclear whether or not the full 
Neighborhood Council reviewed the project. However, since it was discovered that the 
project never had a proper hearing notification, the case was reheard on January 15, 
2019. The Zoning Administrator asked the Hollywood Studio Neighborhood Council 
PLUM members for a full board recommendation. If the Neighborhood Council still cannot 
form a quorum, the Zoning Administrator will close the advisement period on February 
15, 2019, and issue a determination thereafter. 

Communication 

Council District 13 recommended that two (2) units be restricted to the Low Income level, 
and two (2) units be restricted to the Moderate Income level for affordable housing, on 
November 16, 2017. 

Abundant Housing Los Angeles submitted a letter on August 26, 2017, in support of the 
project, stating that the greater Los Angeles region has a severe housing shortage, and 
the project is doing its part to address the shortage. The project is close to Metro Bus 
service and employment centers in Hollywood and Koreatown, and many neighborhood 
amenities, such as restaurants and retails, are within walking distance. 

Hollywood Studio District Neighborhood Council submitted a letter on February 15, 2019, 
stating that its Planning and Land Use Management Committee oppose the variance 
request and voted accordingly. 

VARIANCE FINDINGS 

In order for a variance to be granted, all five of the legally mandated findings delineated 
in City Charter Section 562 and LAMC Section 12.27 must be made in the affirmative. 
Following is a delineation of the findings and the application of the relevant facts of the 
case to same: 

1 . The strict application of the provisions of the zoning ordinance would result 
in practical difficulties or unnecessary hardships inconsistent with the 
general purposes and intent of the zoning regulations. 

The variance entails a request to permit 33rd through 36th dwelling units within the 
basement level of a two-story apartment building that is permitted for 32 dwelling 
units per the previous R4 Zone designation of the site, prior to the Zone Change 
to RD1 .5 under Ordinance No. 164,690. Under the current RD1 .5 Zone, the 
maximum density permitted by right for the entire 25,896-square-foot site is 17 
dwelling units. However, building permit records and Certificates of Occupancy 
issued between 1919 and 1955 for the two existing building on the subject site, 
prior to the Zone Change in 1989, indicate that the building fronting on Sierra Vista 
Avenue to the north was permitted for a maximum of 32 dwelling units, and the 
building fronting on Romaine Street to the south was permitted for a maximum of 
eight (8) dwelling units, totaling 40 dwelling units on the site. The variance is 
required as the maximum density of 1,500 square feet of lot area per dwelling unit 
in the RD1 .5 Zone does not allow four (4) additional units by right on the site. The 
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applicant proposes to convert a manager's office and six (6) storage rooms to three 
(3) studio units and one (1) one-bedroom unit. 

Based on a review of the submitted radius map and a verification of the assessor's 
information on City's Zone Information Map Access System (ZIMAS), it is found 
that a proposed 36-unit density would be consistent with the existing development 
pattern on the same side of the block. Lots along the Sierra Vista Avenue on the 
northern side of the block including the project site have uniform dimensions of 50 
feet by 189 feet. Several apartments, including the subject building, were 
developed occupying two lots. Many properties on the same block as the project 
site were constructed with high density, multi-family residential buildings. Lot Nos. 
31 and 32 have a 45-unit apartment building; Lot Nos. 36 and 37 have a 50-unit 
apartment building; and Lot Nos. 44, 45, 46 and 47 have two separate 42-unit 
apartment buildings. Thus, the proposed 36-unit apartment conforms to the 
existing multiple family development pattern . In addition, when comparing to unit 
density per lot area in each lot on the same block, the project has lesser density 
per lot area count at an 18-unit density per its lot area compared to other lots. Lot 
No. 30 has a 32-unit density; Lot Nos. 31 and 32 have a 22.5-unit density each; 
Lot No. 35 has a 20-unit density; Lot Nos. 36 and 37 have a 25 unit density each; 
Lot No. 42 has a 24-unit density; and Lot Nos. 44, 45, 46, and 47 have a 21-unit 
density each. Therefore, the proposed 36-unit apartment density is consistent with 
other large size apartment buildings and the density per each lot area compared 
to other lots on the same block. 

The strict application of the Zoning Code would result in practical difficulties 
inconsistent with the general purposes and intent of the zoning regulation. The 
strict application of the Zoning Code would also result in a hardship for the subject 
property in achieving a consistent legal non-conforming density and affordable 
housing while many immediate properties observe higher densities and housing 
production. The proposed site currently has spaces for four (4) potential residential 
units that could be occupied, when legally improved as dwelling units. However, 
these units are currently not habitable and available despite the strong demand for 
housing in the City. The variance is requested mainly due to the units not being 
occupied resulting in existing unpermitted dwelling units, which disqualifies the 
proposed dwelling units from utilizing the City's Unapproved Dwelling Unit 
Ordinance No. 184,907 to legalize these four (4) dwelling unit through a by-right 
building permit process. Had the previous owner or the applicant disregarded City 
laws and converted the spaces into dwelling units and rented them out to tenants, 
the dwelling units would have been able to be permitted under City's Unapproved 
Dwelling Unit Ordinance No. 184,907. The project does not propose any increase 
in the floor area, height, or building footprint. The existing mass, scale and bulk of 
the building will remain the same. 

The denial of a variance would surly penalize the applicant for taking the 
appropriate development and the City permitting course and steps. The benefit of 
the variance grant is that the City gained four (4) affordable units for Low and 
Moderate Income households for 55 years. This grant recognizes the importance 
of the findings and notes that under this request, allowing four (4) dwelling units 
can result in the provision of affordable housing units. The grant also recognizes 
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the fact that the property was zoned R4 at one time which would yield a 64-unit 
density on the project site. Unlike this underdeveloped property, there are many 
properties in the area which were developed with a higher density according to the 
previous R4 Zone as aforementioned. In this instance, the variance grant has been 
tied to the 33rd through 36th units being reserved Low Income and Moderate 
Income Households as defined by the State and implemented and monitored by 
the Los Angeles Housing and Community Investment Department (HCIDLA). The 
approval of the units is contingent upon setting aside four (4) dwelling units for 
affordable housing units for a minimum period of 55 years, which must be 
registered with HCIDLA through a covenant. 

Recently, the City announced a plan to build 100,000 new residential units in Los 
Angeles by 2021. Citing the immense housing shortage as well as the lack of 
affordable housing within the City, the Mayor announced a commitment to build 
and retain new housing units, and develop and retain affordable housing units. 
Recognizing the housing shortage the City is currently experiencing, the 
requirement to maintain four (4) units as affordable units will be a form of benefit 
provided to the community as well as the City to meet the stated goal of increasing 
the number of housing and affordable units in Los Angeles. However, it must be 
noted that without the ability to make the 33rd through 36th units affordable for 
Low Income and Moderate Income Households, the findings for the grant of a 
variance would otherwise be compromised. As such, a denial of the variance would 
create an unnecessary hardship in that the resulting density would not provide and 
retain additional needed affordable housing which can be accommodated on-site 
without any significant changes to the existing development pattern in the area or 
to the footprint of the existing building. 

2. There are special circumstances applicable to the subject property such as 
size, shape, topography, location or surroundings that do not apply 
generally to other property in the same zone and vicinity. 

The project site consists of three (3) relatively flat, rectangular-shaped, contiguous 
lots totaling approximately 25,896 square feet in size. The site is considered a 
through lot with Lots 33 and 34 fronting Sierra Vista Avenue to the north and Lot 9 
fronting Romaine Street to the south and street frontages of approximately 100 
feet and 50 feet, respectively. The property has varying lot depths of approximately 
189 feet along the westerly property line and 329 feet along the easterly property 
line. The site is zoned RD1 .5-1XL and designated for Low Medium II Residential 
land uses by the Hollywood Community Plan. There are two (2) building on the 
subject site: (1) a two-story, apartment building on Lots 33 and 34, permitted for 
32 dwelling units and 22 required parking spaces; and (2) a two-story, apartment 
building on Lot 9, permitted for eight (8) dwelling units and six (6) required parking 
spaces. The surrounding properties are also relatively flat, rectangular-shaped, 
zoned RD1 .5-1XL and designated for Low Medium II Residential land uses by the 
Hollywood Community Plan. The area is developed with single- and multi-family 
developments. 

There is a special circumstance that the project site has a lower density that do not 
apply generally to other properties on the same block. Many multiple family 
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developments took the full advantage of the allowable density under the previous 
R4 Zone, whereas the subject property was underdeveloped with a much less 
number of units. If the property was to build to the R4 density, the property would 
have 64 dwelling units. As aforementioned, based on a review of the assessor's 
information, the proposed 36-unit density would be consistent with the existing 
development pattern. Many properties along the southerly side of Sierra Vista 
Avenue were constructed with high density multiple family residential buildings. Lot 
Nos. 31 and 32 have a 45-unit apartment building; Lot Nos. 36 and 37 have a 50-
unit apartment building; and Lot Nos. 44, 45, 46 and 47 have two separate 42-unit 
apartment buildings. Thus the proposed 36-unit apartment conforms to the existing 
multiple family residential development pattern. Also, when comparing to unit 
density per lot area in each lot on the same block, the project has a lesser density 
per lot area count at an 18-unit density per its lot area comparing to other lots. Lot 
No. 30 has a 32-unit density; Lot Nos. 31 and 32 have a 22.5-unit density each; 
Lot No. 35 has a 20-unit density; Lot Nos. 36 and 37 have a 25 unit density each; 
Lot No. 42 has a 24-unit density; and Lot Nos. 44, 45, 46, and 47 have a 21-unit 
density each. Therefore, the proposed 36-unit apartment density is consistent with 
other large size apartment buildings and the density per each lot area compared 
to other lots on the same block. 

Also, the previous owner of the property and the applicant have been complying 
with the law without illegally converting the usable spaces to dwelling units and 
renting the units to tenants. Without the illegal rentals, the project does not qualify 
for the City's Unapproved Dwelling Unit Ordinance No. 184,907. The denial of a 
variance would surly penalize the applicant for taking the appropriate development 
and the City permitting course and steps. Additionally, the granting of the variance 
would allow for four (4) dwelling units to be set aside for Low Income and Moderate 
Income Households, and thereby increase the number of affordable housing units 
as well as the general housing supply in the City, which is currently experiencing 
a severe housing shortage. 

3. The variance is necessary for the preservation and enjoyment of a 
substantial property right or use generally possessed by other property in 
the same zone and vicinity but which, because of the special circumstances 
and practical difficulties or unnecessary hardships, is denied to the property 
in question. 

The subject property is located in an area that is developed predominantly with 
multi-family residential developments with some single-family residences. All 
neighboring properties are zoned RD1 .5-1XL and designated for Low Medium II 
Residential land uses by the Hollywood Community Plan. A majority of the existing 
developments along the southerly side of Sierra Vista Avenue exceed the by-right 
density requirement of 1,500 square feet of lot area per dwelling unit as these 
properties took the full advantage of the density permitted by the previous R4 
Zone. Additionally, there are two (2) buildings on the same block that have more 
units than the proposed 36 dwelling units on the site. Additionally, based on the 
density per lot area, there are even more lots that contain higher density as their 
lot areas are half of the project site's area, but contain higher densities. The subject 
property would yield a 64-unit density had it been developed according to the R4 
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Zone density allowance. As such, the granting of the subject variance would allow 
the applicant the enjoyment of a substantial property use possessed by other 
properties within the vicinity while providing additional much needed affordable 
housing units the City. The approval of the four (4) dwelling units will result in the 
provision of affordable housing units for Low and Moderate Income Households in 
exchange for allowing four (4) additional units over the legally non-conforming 
density on the site. The approval of the units is contingent upon setting aside four 
(4) dwelling units for affordable housing units for a minimum period of 55 years, 
which must be registered with HCIDLA through a covenant. 

4. The granting of the variance will not be materially detrimental to the public 
welfare, or injurious to the property or improvements in the same zone or 
vicinity in which the property is located. 

The 33rd through 36th units are converted from the existing manager's office and 
storage rooms located at the basement level of the existing apartment building. 
The applicant is not proposing any increase in the building's floor area, height, 
scale or mass. In fact, the existing building footprint will remain the same without 
any expansion. The property has maintained existing dwelling units with no 
detrimental impacts to the community. Since no request to waive any required 
parking has been submitted, the applicant will be required to provide parking in 
compliance with the Municipal Code. The subject property would continue to 
operate as a multi-family residential use, as it currently does. The applicant is 
required per a Condition of Approval to set aside four (4) units for Low and 
Moderate Income Households, which will serve as a benefit to the community and 
the City as a whole, which is experiencing a severe housing shortage. Additionally, 
the applicant is required to have the project reviewed and approved by other City 
Departments, including LADBS, Fire Department, and HCIDLA. Although the 
PLUM Committee of the Hollywood Studio Neighborhood Council opposes the 
variance, there is no other opposing comments received from abutting neighbors, 
nearby local residents, or interest parties. The applicant representative indicated 
that she attended the Neighborhood Council meeting held on February 11, 2019, 
during which the PLUM voted 6:5 to recommend denial, which demonstrates that 
there is still a strong support for the project despite the final vote. Aside from the 
PLUM Committee members, no other interested parties attended the public 
hearing on January 15, 2019, to speak against the project. Council District 13 is 
supportive of the project provided that the four (4) new dwelling units are subject 
to an affordable housing covenant for 55 years. Therefore, approval of four (4) 
units is not expected to be materially detrimental to the public welfare or impact 
nearby properties or improvements. 

5. The granting of the variance will not adversely affect any element of the 
General Plan. 

The General Plan sets forth goals, objectives, and programs that serve as the 
foundation for all land use decisions. The City of Los Angeles' General Plan 
consists of the Framework Element, seven State-mandated Elements including 
Land Use, Mobility, Housing, Conservation, Noise, Safety, and Open Space, and 
optional Elements including Air Quality, Service Systems and Plan for a Healthy 
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Los Angeles. The Land Use Element is comprised of 35 community plans that 
establish parameters for land use decisions within those communities of the City. 
The Project site is located within the Hollywood Community Plan designates the 
property for Low Medium II Residential land uses with corresponding zones of 
RD1 .5 and RD2. The approval of the 33rd through 36th dwelling units within an 
existing 32-unit apartment building conforms to the following goals, objectives and 
policies of the City's General Plan Elements: 

Housing Element 2013-2021 

GOAL 1: A City where housing production and preservation result in an 
adequate supply of ownership and rental housing that is safe, healthy and 
affordable to people of all income levels, races, ages and suitable for their 
various needs. 

Objective 1. 1: Produce an adequate supply of rental and ownership housing in 
order to meet current and projected needs. 

Policy 1. 1. 2: Expand affordable rental housing for all income groups that need 
assistance. 

Objective 1.2: Preserve quality rental and ownership housing for households of 
all income levels and special needs. 

Hollywood Community Plan 

Objective 3: To make provision for the housing required to satisfy the varying 
needs and desires of all economic segments of the Community, maximizing the 
opportunity for individual choice. 

The granting of the variance to permit four (4) dwelling units on a site permitted for 
a maximum of 40 legally non-conforming units would allow the production of four 
(4) additional affordable dwelling units. This would help to achieve the Housing 
Element's goal by producing additional housing units, and thus increasing the 
supply of housing. Additionally, by requiring four (2) units to be restricted to Low 
Income Households and (2) units to be restricted to Moderate Income Households, 
the project would increase the supply of affordable housing and satisfy the varying 
needs and desires of all economic segments of the community. Furthermore, the 
Conditions of Approval imposed herein require the applicant to submit a plot plan 
to the Fire Department and obtain a Certificate of Occupancy from LADBS, which 
would ensure that the four (4) units being permitted are habitable and safe. As 
such, the granting of the variance will not adversely affect any element of the 
General Plan . 

ADDITIONAL MANDATORY FINDINGS 

6. The National Flood Insurance Program rate maps, which are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
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172,081, have been reviewed, and it has been determined that this project is 
located in Zone C, areas of minimal flooding. 

7. On October 10, 2018, the subject project was issued a Notice of Exemption, Log 
Reference ENV-2016-4 730-CE, for a Categorical Exemption, Class 1 of the State 
CEQA Statute and Guidelines, and there is no substantial evidence demonstrating 
that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. 

There are five (5) Exceptions which must be considered in order to find a project 
exempt under Class 1: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic 
Highways; (d) Hazardous Waste Sites; and (e) Historical Resources. 

The project involves the approval of a conversion from existing storage rooms and 
a manager's unit into four ( 4) additional dwelling units within an existing multi
family residential building, which is permitted to have a maximum of 32 ·units. The 
proposed project is not a construction of a new building, and the project will not 
increase the floor area, footprint, or height of the existing building. Only an interior 
remodel is involved with the project. The only state-designated scenic highway in 
the City of Los Angeles is State Route 27, which is located approximately 22 miles 
to the west of the project site. 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 these information, the project will not 
result in a substantial adverse change to the significance of a historic resource and 
this exception does not apply. 

Inquiries regarding this matter shall be directed to Nuri Cho, Project Planner for the Office 
of Zoning Administration at (213) 978-1177. · 

JACK CHIANG 
Associate Zoning Administrato 

JC: NC 

cc: Councilmember Mitch O'Farrell 
Thirteenth District 

Adjoining Property Owners 
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ORIGINAL 
APPLICATIONS: 

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: 

~ Area Planning Commission D City Planning Commission D City Council D Director of Planning 

Regarding Case Number: _Z_A_-2_0_1_6_-4_7_2_9_-Z_V _______________________ _ 

Project Address: 5442 - 5446 W. Sierra Vista Avenue 

Final Date to Appeal: ....c.0..c...3/--'1...;;_5....;;;/2=0-'-19;;.__ _________________ _ 

Type of Appeal: D Appeal by Applicant/Owner 

~ Appeal by a person, other than the Applicant/Owner, claiming to be aggrieved 

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

2. APPELLANT INFORMATION 

Appellant's name (print) : _D_o_u_g_H_a_in_e_s _________________________ _ 

Company: ------------------------------------

Mailing Address: -'--P...;...O;::;..;....;. B=-o=x..:....9=3:c...:5:;.;:9c...::6 ___________________________ _ 

City: Los Angeles 

Telephone: (310) 281-7625 

State: California Zip: 90093 

E-mail : __________________ _ 

• Is the appeal being filed on your behalf or on behalf of another party, organization or company? 

□ Self ~ Other: The La Mirada Ave. Neighborhood Association of Hollywood 

• Is the appeal being filed to support the original applicant's position? □ Yes ~ No 

3. REPRESENTATIVE/AGENT INFORMATION 

Representative/Agent name (if applicable): _R....;.o_b_e_rt_S_il_ve_r_s_te_ii_n _________________ _ 

Company: The Silverstein Law Firm 

Mailing Address: _2_15_N_. _M_a_re_n_g._o ___________________________ _ 

City: Pasadena State: CA ------ Zip: 91101 

Telephone: (626) 449-4200 E-mail: __________________ _ 
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4. JUSTIFICATION/REASON FOR APPEAL 

Is the entire decision, or only parts of it being appealed? li2l Entire □ Part 

Are specific conditions of approval being appealed? □ Yes li2l No 

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

Attach a separate sheet providing your reasons for the appeal. Your reason must state: 

• The reason for the appeal • How you are aggrieved by the decision 

• Specifically the points at issue • Why you believe the decision-maker erred or abused their discretion 

5. APPLICANT'S AFFIDAVIT 

I certify that the statements contain 

Date: 03/14/2019 

6. FILING REQUIREMENTS/ADDITIONA 

• 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 and Safety per LAMC 
12.26 Kare 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 VTT) 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 Citv Plannina Staff Use Onlv 
Base Fee: Reviewed & Accepted by (DSC Planner): Date: 

Receipt No: Deemed Complete by (Project Planner): Date: 

□ Determination authority notified J □ Original receipt and BTC receipt (if original applicant) 
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March 13 , 2019 

Doug Haines , La Mirada A venue Neighborhood Association of Hollywood 
P.O. Box 93596 
Los Angeles, CA 90093-0596 

Central Area Planning Commission 
City of Los Angeles Planning Department 
Los Angeles City Hall 
200 N. Spring St. , 2nd Floor 
Los Angeles, CA 90012 

Appeal of Case No.: ZA 2016-4729 (ZV); CEOA Case No.: ENV-2016-4730-CE. 
Project Address: 5442-5446 Sierra Vista Ave., Hollywood. 

Honorable Commission members: 

This letter summarizes our neighborhood association ' s appeal of the grant of a variance to 
applicant Mark Silber of "Sierra Romaine , LLC" to allow an existing , non-conforming 32-unit 
apartment building constructed in 1954 to further increase its density to 36 units, despite the fact that 
for the past 30 years the established density permitted in this area would allow this site to have only a 
12-unit apartment building. 

In addition to our objections to the illegal grant of a variance, this case also raises due process 
concerns by the manner in which it has been improperly noticed and approved. The Notice of Public 
Hearing circulated to the public inaccurately describes the requested actions as including a Zone 
Variance "to permit the conversion of an existing manager's office and storage rooms to four ( 4) 
residential units within an existing multi-family residential building on Lots 33 and 34 that is 
permitted to have a maximum of 32 units per the previous R4 zone designation, prior to the Zone 
change from R4 to RDJ .5 in 1989 per Ordinance No.164 ,690." 

This description is deceptive and fails to alert the public to the requested action. The correct 
description of the request is for a Zone Variance to permit a total of 36 residential units in a non
conforming residential building , in lieu of the 12 units otherwise permitted in the RD 1 .5-1 XL Zone . 

Instead of basing his grant on the underlying RDl .5-lXL Zone , however, the Zoning 
Administrator ' s (ZA) determination letter repeatedly and improperly cites the High Density R4 Zone 
in its findings. The determination letter also improperly references a third parcel owned by the 
applicant that is improved with a different building and fronts another street. This third parcel has no 
relevance to the case except to confuse the public by inflating the combined lots' total square footage. 

Other issues have not been addressed at all . The site is improved with a 2-level residential 
apartment building atop a sub-grade parking garage. The proposed four new dwelling units would be 
created by converting 3 existing storage rooms and a manager ' s office located in the basement into 
apartment units. The result would bes a 3-story residential building. Los Angeles Municipal Code 
(LAMC) Section 12.09.l .B.2(a) requires 5-foot side yards for two-story buildings, plus a foot for each 
additional story. The property currently has substandard side yards , and an additional entitlement is 
required . None of this has been addressed by the ZA. 
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I. INTRODUCTION 

The subject site is a level, 18,891 sq . ft. rectangular-shaped lot consisting of two parcels on Sierra 
Vista Ave . between Western Ave. and St. Andrews Pl. The property is located within the Hollywood 
Community Plan Area with a corresponding zone of Restricted Density RDl .5- IXL, which permits 1 unit 
per 1,500 sq. ft. of lot area and a 30-foot height limitation. The site is developed with a non-conforming , 
two-story , 23 ,344 sq. ft. courtyard apartment building constructed in 1954. There are 22 parking spaces 
for the 32 units, contained in a sub-grade basement garage. The applicant purchased the property in 2012. 

Google Earth photo above of the subject property 

The 5400 block of Sierra Vista Ave . consists of numerous non-conforming apartment buildings 
similar to the subject building, which has a density almost 300% greater than would be permitted today . 
The 1988 Hollywood Community Plan reduced the allowed density as a result of the imposition of 
Assembly Bill AB283 , which required Los Angeles to make its community plans consistent with its General 
Plan. Subsequently, almost all of Hollywood - with the exception of the CRA Redevelopment Plan Area -
was downzoned from High Residential Density R4 to Restricted Density RDl .5 and lower. As a result , the 
subject site is non-conforming. If the existing apartment building were replaced with a new development , 
the underlying zoning would permit approximately I/3rd the number of units it currently has . 
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Google Earth photo showing aerial view of 5400 block of Sierra Vista Ave .. 
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The 1980s density change applies to all properties in the zone. Due to this, the applicant greatly 
benefits by possessing an apartment building with a unit count far in excess of what the law otherwise 
permits. 

The applicant purchased the property in 2012 and was therefore fully aware of the limitations 
imposed upon this area, meaning that the applicant's subsequent claim of any hardship is entirely self
imposed. 

II. OBJECTIONS 

Before discussing the defects in the Zoning Administrator's findings, we respectfully note several 
other problems with the decision. 

First, it is not proper for the applicant to seek a "variance" to convert a manager's office and storage 
rooms into residential units. The purpose of a variance is to remedy a disparity, not to circumvent the 
legislative intent of the City Council, which in this case designated the site thirty years ago for restricted 
density residential uses after being sued by the State of California. Further, the City Council does not 
propose to change that Restricted Density designation in the Hollywood Community Plan Update. 

Government Code § 65906 states that a variance "shall not be granted for a parcel of property 
which authorizes a use or activity which is not otherwise expressly authorized by the zone regulation 
governing the parcel of property." Given that the subject property is zoned RDl .5, the grant of a variance 
to permit further densification of the site circumvents legislative review of a zone change, which would 
normally be sought for the proposed use. 

As explained in Topanga Association for a Scenic Community v. County of Los Angeles (1974) 11 
Cal. 3d 506,509. 

"In the absence of an affirmative showing that a particular parcel in a certain zone 
differed substantially and in relevant aspects from other parcels therein, a variance granted 
with respect to that parcel amounted to the kind of 'special privilege' explicitly prohibited 
by Government Code § 65906, establishing criteria for granting variances." 

Second, there has been much discussion that the subject property was formerly located in the R4 Zone, 
and that the applicant's request of the variance is merely a slight increase from that designation. However, 
the prior allowed density is irrelevant to the current application. The prior permitted density was consistent 
with the previous zoning, but became a nonconforming use when the zoning was changed thirty years ago. It 
therefore does not stand as a precedent for a variance. A nonconforming use must be phased out, not 
continued or expanded. 

As stated in County of San Diego v. McClurken, 37 Cal.2nd 683 (1951), "[g]iven the objective of 
zoning to eliminate nonconforming uses, courts throughout the country generally follow a strict policy 
against their extension or enlargement." In Sabek Inc . v. County of Sonorma ( 1987) 190 Cal. App. 3rd 163, 
the court held: 
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"The ultimate purpose of zoning is to confine certain classes of buildings and uses to 
particular localities and to reduce all nonconforming uses within the zone to conformity as 
speedily as is consistent with proper safeguards for the interests of those affected. Any 
change in the premises which tends to give permanency to, or expands the nonconforming 
use would not be consistent with this purpose." 

Because a nonconforming use "endangers the benefits to be derived from a comprehensive zoning 
plan" (City of Los Angeles v. Gage (1954) 127 Cal. App. 2nd 442, 459 ), the law aims to eventually 
eliminate it (City of Los Angeles v. Wolfe (1971) 6 Cal. 3rd 326, 337). "The underlying spirit of a 
comprehensive zoning plan necessarily implies the restriction, rather than the extension, of a nonconforming 
use of land ... " County of Orange v. Goldring (1953) 121 Cal. App. 2nd 442,447. 

Third, the City Charter, the Municipal Code and California statutory law all require that a variance 
from a zoning ordinance must show that the applicant would suffer practical difficulties and unnecessary 
hardships in the absence of the variance, that these hardships result from special circumstances relating to 
the property that are not shared by other properties in the area, and that the exception is necessary to bring 
the applicant into parity with other property owners in the same zone and vicinity. 

As explained by the California Supreme Court with reference to the standards for granting 
variances under Government Code Section 65906: "That section permits variances 'only when, because of 
special circumstances applicable to the property, .. . the strict application of the zoning ordinance 
deprives such property of privileges enjoyed by other property in the vicinity and under identical zoning 
classification."' Topanga, supra at 520(italics in original), quoting Gov. Code§ 65906. 

The ZA 's list of previous zoning related actions in the surrounding area offers no examples of 
variances being granted in the last twenty years. Case No. ZA-2011-0409-ZV, which sought a variance to 
allow the conversion of an attic in a commercial office building into additional floor area, was dismissed 
in 2013 over outrage from community members and the neighborhood council; similarly, Case Nos. ZA-
2004-5148-ZV and ZA-1999-0604-ZV, which sought to allow unpermitted uses within 500 feet of 
residential zones, were both denied. 

The applicant purchased the subject property in 2012 as non-conforming, 32-unit apartment building 
with 22 parking spaces in the RDl .5-lXL Zone when the zoning permits only 12 units on the site. The 
existing building would also require 50 parking stalls under the current LAMC requirements. The owner 
therefore enjoys special privileges in his ability to maintain a high-density building in a restricted density 
zone, with less than half of the parking stalls that would otherwise be required today. To grant the variance 
in this case to further increase the value of the property would not place the owner on parity with others, 
but would instead establish precedent. 

Crucially, the City's approvals disregard the core values underpinning our zoning system. As the 
California Supreme Court held in Topanga, a zoning scheme is a contract in which "each party 
foregoes rights to use its land as it wishes in return for the assurance that the use of neighboring 
property will be similarly restricted, the rationale being that such mutual restriction can enhance total 
community welfare." (Id. at 517) . 
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These principles led the Supreme Court to hold that "self-imposed burdens cannot legally justify 
the granting of a variance." Broadway, Laguna, Vallejo Assn. v. Board of Permit Appeals of City and 
County of San Francisco (1967) 66 Cal.2d at 774,778. 

As further noted in Section 12.27.D of the Los Angeles Municipal Code (LAMC): "The Zoning 
Administrator may deny a variance if the conditions creating the need for the variance were self imposed." 
In this case, the hardship is entirely self-imposed. The applicant therefore seeks to benefit by expanding his 
non-conforming use. This turns the purpose of a variance on its head. 

It's relevant to note that when the existing apartment building was constructed in 1954, the permit 
did not include the addition of a manager's office and storage rooms. Instead, while the building was under 
construction an additional permit was sought to add the office and storage spaces "in the cellar." This 
permit clearly states, however, "there will be no living quarters in cellar." 
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It ' s implausible to grant a variance in this matter, as the applicant has presented no basis for a 
plausible hardship . As stated in McQuillin: The Law of Municipal Corporations, a leading treatise 
cited for a related point by the Supreme Court in Broadway, Laguna, supra , 66 Cal .2d at 775: 

"In order for a landowner to be entitled to a hardship variance, the hardship must 
originate from circumstances beyond the control of the landowner and be of a type that 
does not generally affect other properties in the district. If the landowner can control the 
circumstances causing the hardship, then the granting of a variance-is improper. No 
undue hardship is shown where the landowner could accomplish the same objective without a 
variance by changing his or her plans so that they conform to the existing zoning 
requirements. 

"The concept might be better understood, however, by examining what 'practical difficulty' 
or 'unnecessary hardship' is not. It is not mere hardship, inconvenience, interference with 
convenience or economic advantage, disappointment in learning that land is not available for 
business uses, financial or pecuniary hardship or disadvantage, loss of prospective profits, 
prevention of an increase of profits, or prohibition of the most profitable use of property." 
(8 McQuillin Mun .Corp.§ 25:179.37, 3rd ed. 2010). (Emphasis added). 

FINDINGS 

There are five findings required for a variance and in order to grant the variance , all five findings 
must be made. If even a single finding cannot be made, the variance must be denied. 

City Charter Section 562 and LAMC Section 12.27 .D require that a variance approval must be 
supported by evidence of all of the following: 

1) That strict application of the provisions of the zoning ordinance would result in practical 
difficulties or unnecessary hardships inconsistent with the general purposes and intent of the 
zoning regulations; 

2) That there are special circumstances applicable to the subject property such as size, shape , 
topography, location or surroundings that do not apply generally to other property in the 
same zone and vicinity; 

3) That the variance is necessary for the preservation and enjoyment of a substantial property 
right or use generally possessed by other property in the same zone or vicinity but which, 
because of special circumstances and practical difficulties and unnecessary hardships is 
denied to the property in question; 
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4) That the granting of the variance will not be materially detrimental to the public welfare or 
injurious to the property or improvements in the same zone or vicinity in which the property 
is located; and 

5) That the granting of the variance will not adversely affect any element of the General Plan. 

In reviewing the Zoning Administrator' s findings, it's important to keep in mind the special 
circumstances necessary to justify a variance -- that because of the subject property's size, shape and 
topography the land is otherwise unusable unless a variance is granted. 

As noted, in the case of variances specifically, Topanga establishes a three-pronged analysis. In this 
case, the applications are devoid of any factual support to satisfy the showings. Instead of adhering to a 
rigorous standard of review, the Zoning Administrator treats this case as if the request is for a conditional 
use permit, where enhancing the built environment, providing essential services , and achieving 
neighborhood compatibility are the justifications necessary for approval. 

As stated by the Court of Appeal in Orinda Association v. Board of Supervisors of Contra Costa 
(1986) 182 Cal.App.3d at 1147. 

"[D]ata focusing on the qualities of the property and Project for which the variance 
is sought, the desirability of the proposed development, the attractiveness of its design , 
the benefits to the community , or the economic difficulties of developing the property in 
conformance with the zoning regulations, lack legal significance and are simply 
irrelevant to the controlling issue of whether strict application of zoning rules would 
prevent the would-be developer from utilizing his or her property to the same extent as 
other property owners in the same zoning district." Orinda Association v. Board of 
Supervisors of Contra Costa (1986) 182 Cal.App.3d 1145 , 1166. 

Required Finding Number 1 

The first finding relates to practical difficulties or unnecessary hardships if the variance is not 
granted. 

The fact that the owner may be able to make more money with a variance is not an unnecessary 
hardship. The question is whether, without the variance, he cannot make a reasonable return on the 
property. In considering - and overturning- another variance granted by the City in Stolman v. City of 
Los Angeles (2003) 114 Cal.App.4th 916, 926, the Court held that: 

"If the property can be put to effective use , consistent with its existing zoning 
without the deviation sought , it is not significant that the variance sought would make the 
applicant's property more valuable , or that it would enable him to recover a greater 
income .. . Abuse of discretion is established if the court determines that the findings are 
not supported by substantial evidence in the light of the whole record." 
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No such substantial evidence has been provided by the applicant or is documented within the first 
finding . Nor is the City to guess about the missing evidence. The burden is on the applicant to submit 
sufficient materials to support his application - and to have submitted it to the zoning administrator prior to 
or at the public hearing. 

Yet the ZA never addresses this issue in his findings, which barely mention that the site is zoned 
Restricted Density RDI .5. Instead, the Zoning Administrator constantly references the R4 Zone as a basis 
for approving the grant, even though the site hasn't been zoned R4 for thirty years, and was downzoned by 
the elected legislative body in response to losing a lawsuit brought against it by the State of California. 

The authority of the Zoning Administrator does not supersede the intent of the legislative body. The 
first finding requires that a determination be made that "strict application of the provision of the zoning 
ordinance would result in practical difficulties or unnecessary hardships inconsistent with the general 
purposes and intent of the zoning regulations." 

The purpose and intent of the RDl .5 Zone is to restrict density. LAMC Section 12.09.1.B.4 limits the 
number of units in the RDI .5 Zone to one per 1,500 sq. ft. of lot area. The variance sought by the applicant 
is not for relief from the restrictions of the R4 Zone, which limits density to one unit per 400 sq. ft. of lot 
area. Yet the ZA abuses his discretion by continually referencing the wrong zoning classification to justify 
his findings. The ZA has no authority to grant relief based upon the restrictions of a different zone. 

The ZA bases his findings almost exclusively on a false narrative that "the property was zoned R4 at 
one time which would yield a 64-unit density on the project site." This is flat out false on two fronts: I) The 
ZA is including a third parcel to inflate the lot area, but the third parcel fronts a different street, is improved 
with a different building, will not have any construction related to the proposed conversions, and has no 
relevancy to the project except that it is a property also owned by the applicant. In other words, the reference 
is a ruse to make it appear that the site is entitled to a much greater density than is actually allowed. 2) 
Current zoning is the law, and it's the zoning administrator's duty to enforce the law. 

By ignoring this fundamental requirement, the ZA has clearly abused his discretion. The ZA states in 
the first finding that increasing the project site's density "conforms to the existing multiple family 
development pattern" in the area, but whatever development pattern may have occurred decades ago is not a 
legal justification to ignore the zoning restrictions of today. The project seeks to increase the number of 
dwelling units in a nonconforming building that already has almost three times the number of permitted 
units. The "existing multiple family development pattern," as mandated by the legislative body, is one 
residential unit per 1,500 sq. ft. of lot area. In the case of the subject site, that means 12 units are permitted, 
not 64. 

The ZA further states that increasing the subject site's density "would be consistent with the existing 
development pattern on the same side of the block." Again, the finding is whether or not the intensification 
of density would be consistent with the general purposes and intent of the zoning regulations, not whether or 
not a "development pattern" occurred in post World War II Hollywood. 

The ZA further claims that the grant is justified because "denial of a variance would surly (sic) 
penalize the applicant for taking the appropriate development and the City permitting course and steps." The 
implications of this statement are concerning: Pay the entitlement fee and get whatever zoning you desire. 



Appeal of Case No.: ZA 2016-4729 (ZY); CEOA Case No.: ENV-2016-4730-CE 
Page ten 

The ZA further abuses his discretion when he concludes his first finding by justifying the grant 
because "the City announced a plan to build 100,000 new residential units in Los Angels by 
2021 . . Recognizing the housing shortage the City is currently experiencing, the requirement to maintain four 
( 4) units as affordable units will be a form of benefit provided to the community as well as the City to meet 
the stated goal." 

The Mayor's announcement of proposed housing goals does not supersede the General Plan 
designation for the site. A zone variance is a relief mechanism when the land is otherwise unusable, not a 
bargaining tool. As noted by the Orinda court: 

"In the absence of a specific 'bonus' or 'merit' system of zoning enacted by the 
municipal or county legislature, a variance applicant may not earn immunity from one 
code provision merely by over compliance with others. Otherwise , the board charged 
with reviewing development proposals would be empowered to decide which code 
provisions to enforce in any given case. That power does not properly repose in any 
administrative tribunal" Orinda supra, at 1147. 

Even though a project's perceived benefits have no bearing on the grant of a variance, it's important 
to dispute the false claim that Hollywood is suffering from a shortage of available rental housing. Note 
below 2017 estimated population figures for the site's Census Tract 1917.20. According to the U.S. 
Census Bureau, the tract has experienced an overall 13.5% population decline since 2010 while Los 
Angeles County has seen a 2.7% population increase, and California has experienced a 4.3% increase over 
the same period: 

m17 American Community Survey 

f\merican Community Survey: Census Tract 1917.20, Los Angeles Coun-
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The 2017 estimated population decline for Census Tract 1917 .20 follows a 7 .9% population decline 
for the tract from the year 2000 to 2010. Such numbers are consistent with Hollywood ' s population losses 
overall , where the population has in fact experienced a steep and accelerating decline for decades. 
According to the official U.S. Census figures that were included in the 2012 Hollywood Community Plan 
Update Final EIR , the Hollywood Plan area declined in population by 3,088 persons from 1990 to 2000, 
and further declined by 12,596 people from 2000 to 2010. These measured decreases occurred while the 
Southern California Association of Governments (SCAG) was erroneously estimating that the Hollywood 
plan area was experiencing an increase of 25,000 people . 

Ironically , some of the largest population declines in Hollywood were in census tracts adjacent to 
Metro subway stops . Similar significant population reductions were recorded in the census tracts radiating 
out from the Red Line stops , showing a consistent exodus of people from Hollywood. L.A .' s City 
Planning Department acknowledged this trend in its environmental analysis for the 2012 updated 
Hollywood Community Plan, eliminating all references in the Final EIR to population growth as a basis 
for approving more development in the Hollywood area . 

According to the Los Angeles Area Chamber of Commerce in its annual "Economic Report by 
Council Districts ," council district 13 has the highest residential vacancy rate in Los Angeles at 9 .2 
percent. The second highest vacancy rate is within council district 4 at 8.9 percent. The greatest 
bordering area for those two council districts is Hollywood, with its declining population trend. What 
therefore is the justification for increases in development , rather than more restrictions on development? 

District 13 
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It is indisputable , therefore, that the strict application of the provisions of the zoning ordinance 
would not result in practical difficulties or unnecessary hardships inconsistent with the general purposes 
and intent of the zoning regulations, and the first finding cannot be made. 

Required Finding Number 2 

The "special circumstances" finding required for a variance involves distinguishing the property 
from other properties in the same zone and vicinity . Per California case law , special circumstances are 
typically limited to unusual physical characteristics of the property , such as its size , shape, topography , 
location , or surroundings that restrict its development. 

Here the property is a level , rectangular, double lot with improvements that are remarkably similar 
to other improved lots in the 5400 block of Sierra Vista Ave. The zoning map in the record shows that the 
property is identical to other parcels in the land ' s size , shape , topography , location and surroundings. 
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Yet the second finding again mischaracterizes the subject property, claiming: "The project site 

consists of three ( 3) relatively flat, rectangular-shaped, contiguous lots" when the proposed development 
is on two parcels, not three, and that the site is comprised of two buildings when there is only one. This 
finding also repeats the bald claim that the property could build 64 dwelling units, stating that the subject 
property is "underdeveloped," and "if the property was to build to the R4 density , the property would have 
64 dwelling units." 

The property cannot build to the R4 density. The ZA 's refusal to acknowledge this clear fact , and 
to instead ignore that the ROI .5 zoning restricts the site to 12 units is a clear abuse of discretion. 

"There is no room for the zoning administrator to interpret the resolution contrary to 
its express terms, and we do not read these code sections so broadly as to grant to the 
zoning administrator this remarkable authority. That the administrator may choose among 
various enforcement mechanisms to secure compliance with the code , does not grant him 
authority to ignore the express requirement of the condition adopted by the commission. 
This is particularly the case where the condition is for the public benefit." Terminal Plaza 
Corp. v. City and County of San Francisco (1986) I 86 Cal.App.3d at 834. 
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Note below the applicant's submitted construction plan showing that the proposed 4 dwelling 
units are all located in the basement of the 32-unit, nonconforming apartment building on Sierra Vista 
Ave., and are not encroaching onto any adjacent parcels or buildings . 
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The second finding also repeats the ZA's contention from the first finding that "the denial of a 
variance would surly (sic) penalize the applicant for taking the appropriate development and the City 
permitting course and steps," reasoning that the applicant could have instead illegally converted the 
storage rooms and then qualified for the City's Unapproved Dwelling Unit Ordinance No . 184,907. This 
is not only irrelevant to the grant of a hardship variance, but it is also simply not true. 

The Unapproved Dwelling Unit Ordinance cannot be utilized unless the property complies with the 
applicable zoning code, with an allowance under Subdivision lO(d)(I) that the number of units to be 
legalized "can be increased up to 35 percent over the otherwise maximum allowable residential density ." 
The underlying zoning permits 12 units on the site, not the 32 units that currently exist. A 35% density 
increase would permit 16 units total, or half of the 32 units that the site already has. 

The Unapproved Dwelling Unit Ordinance also limits legalization of such units to those occupied 
between December 11, 2010 and December 10, 2015. The property owner submitted his variance request 
in June of 2016, and therefore cannot claim that the ordinance is somehow applicable - even if the 
Unapproved Dwelling Unit Ordinance were somehow relevant, which it is not. 
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Neither the Applicant nor the Zoning Administrator has provided any evidence demonstrating that 
the subject property cannot be put to effective use without the variance, when in fact the property has been 
effectively used for 65 years . There are simply no special circumstances related to the property 's size , 
shape , topography, location or surroundings that distinguish it from other parcels in the same zone and 
vicinity. The finding therefore cannot be made and the variance must be denied . 

Required Finding Number 3 

Required finding number 3 relates to whether the variance is necessary for the preservation and 
enjoyment of a substantial property right or use generally possessed by other properties in the same zone 
and vicinity, but which , because of special circumstances and practical hardships , is denied the property in 
question. 

This required finding ties findings numbered I and 2 together: Are the special circumstances found 
in finding number 2 the cause of the hardship found in finding number I? Is the variance necessary to 
bring the property owner into parity with other properties in the same zone and vicinity? 

Conversely, California Government Code §65906 specifies that the exception cannot grant a special 
privilege: 

"Any variance granted shall be subject to such conditions as will assume that the 
adjustment thereby authorized shall not constitute a grant of special privileges 
inconsistent with the limitations upon other properties in the vicinity and zone in 
which such property is situated." 

The ZA fails to properly address this finding . The finding acknowledges that "all neighboring 
properties are zoned RD 1.5-1 XL and designated for Low Medium II Residential land uses by the 
Hollywood Community Plan ." The finding also confirms that other buildings in the vicinity are non
conforming. Yet the finding does not offer a single example of any of those nonconforming buildings 
having been granted a variance to further exceed the permitted density of the RD 1.5 Zone. Nor does the 
finding identify any illegal units in those buildings that were legalized under Ordinance 184,907. 

Instead, the finding again misrepresents the circumstances related to the required showings to grant 
a variance, falsely repeating that the subject property "would yield a 64-unit density had it been developed 
according to the R4 Zone density allowance ." Such nonsensical hardship claims are clearly attempts by 
the applicant to game the system. 

"One who purchases property in anticipation of procuring a variance to enable him to 
use it for a purpose forbidden at the time of sale cannot complain of hardship ensuing 
from a denial of the desired variance." City of San Marino v. Roman Catholic Archbishop 
of Los Angeles (1960) 180 Cal.App.2d at 673. (emphasis added). 

The third finding cannot be made. The grant of a variance permitting further densification of a 
nonconforming 32-unit apartment building , when the underlying zoning would allow only 12 units on the 
site , is not necessary for the preservation and enjoyment of a substantial property right or use generally 
possessed by other properties in the same zone and vicinity . The variance therefore must be denied . 
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Required Finding Number 4 

The granting of the variance will be materially detrimental to the public welfare and injurious to 
the property or improvements in the same zone or vicinity in which the property is located in that it will 
establish precedent for similar requests , undermining the intent and purpose of the RD 1.5-1 XL Zone. 

The granting of the variance will create precedent for a far more intensive densification in the 
subject area than was anticipated in the environmental analysis for the Hollywood Community Plan , 
which proposes no changes in the zoning for this area, and in the General Plan designation . 

Yet rather than properly addressing this finding , the ZA evades the issue entirely , instead using 
the finding to discount community opposition as expressed by the Governing Board of the Hollywood 
Studio District Neighborhood Council , which did not support the requested entitlements at its February 
1I,2019 regular meeting. Rather than adhere to the neighborhood council's official letter rejecting the 
application , the ZA instead quotes hearsay from the applicant's representative , twisting the 
neighborhood council's vote to deny the requested action into a demonstration of "strong support for the 
project despite the final vote ." This is complete hogwash. 

The project claims to be categorically exempt from the California Environmental Quality Act 
(CEQA). Yet the proposed variance would create precedent to allow R4 density in the RDl .5 Zone . No 
analysis has been conducted to ascertain the potential cumulative impacts associated with other property 
owners seeking further densification in the same zone and vicinity that may be materially detrimental to 
the public welfare. These cumulative impacts may include traffic circulation/parking, public resources , 
population and housing , and others. The Zoning Administrator argues in the finding that a review of 
impacts to the public welfare is unnecessary because there were limited comments related to the 
entitlement request. This is an improper standard of review. An agency may not avoid its responsibility to 
prepare proper environmental analysis by failing to gather relevant data . 

In Sundstrom v. County of Mendocino (1988) 202 Cal .App.3d 296, 311, the First District Court of 
Appeal warned against such a "mechanical application" in situations where agencies have failed to gather 
the data necessary for an informed decision. The court indicated that CEQA review may be required even 
in the absence of concrete "substantial evidence" of potential significant impacts . The court explained 
that , because "CEQA places the burden of environmental investigation on government rather than the 
public," an agency "should not be allowed to hide behind its own failure to gather relevant data." 

The ZA has failed to properly address this finding , and it therefore cannot be made . 

Required Finding Number 5 

There are eleven elements of the General Plan. Each of these elements establishes policies that 
provide for the regulatory environment in managing the City and for addressing environmental concerns 
and problems . The majority of the policies derived from these elements are in the form of Code 
requirements of the Los Angeles Municipal Code. The Land Use Element of the City's General Plan 
divides the city into 35 Community Plans. The Hollywood Community Plan designates the subject 
property for Multiple Dwelling land use with the corresponding zone of Restricted Density, RD 1.5-1 XL. 
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The General Plan specifically does not allow or encourage High Density Residential uses in the 
RD 1.5-lXL Zone. The granting of the variance to allow triple the number of permitted residential units in 
the RD 1.5 Zone is therefore inconsistent with the intent of the Hollywood Community Plan, and as such 
would adversely affect the Land Use Element of the General Plan. 

Yet the text of the fifth finding purposely distorts the required analysis, stating that the grant of the 
variance conforms to the objectives and policies of the City's General Plan Elements "on a site permitted 
for a maximum of 40 legally non-conforming units.'-' This is patently false. Under the General Plan, the 
subject site is permitted to have a maximum of 12 residential units, not 40, and the variance is therefore in 
conflict with the restrictions of the General Plan. 

Simply put, the granting of the variance and required finding number 5 cannot be made. 

III. CONCLUSION 

For the foregoing reasons, we respectfully request that the Commission reverse the decision 
of the Zoning Administrator. 

Thank you, 

Doug Haines, for the 
La Mirada A venue Neighborhood Association of Hollywood 
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5442 - 5446 W. Sierra Vista Avenue and 
5443 - 5445 W. Romaine Street 
Hollywood Community Plan 
Zone : RD1 .5-1XL 
D. M. : 1448193 
C. D. : 13 - O'Farrell 
CEQA : ENV-2016-4730-CE 
Legal Description: Lot Nos. 33 and 34; 

Sierra Vista Tract, and Lot 9; Block A; 
Kenneth Place Tract 

Pursuant to California Environmental Quality Act (CEQA), I hereby DETERMINE: 

based on the whole of the administrative record, that on October 10, 2018, the 
project was issued a Notice of Exemption No. ENV-2016-4730-CE for a 
Categorical Exemption. The project is exempt from CEQA pursuant to CEQA 
Guidelines Section 15301. There is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 
15300.2, applies; and, 

Pursuant to Los Angeles City Charter Section 562 and Los Angeles Municipal Code 
(LAMC) Section 12.27, I hereby APPROVE: 

a variance from LAMC Section 12.09.1 B.4 to permit a 36 dwelling-unit density 
within an existing multi-family residential building in lieu of a maximum 32 dwelling
unit density allowed by the previous R4 zone designation, prior to the Zone Change 
from R4 to RD1 .5 in 1989 per Ordinance No. 164,690, 

Upon the following additional terms and conditions: 

1. All other use, height and area regulations of the Municipal Code and all other 
applicable governmenUregulatory agencies shall be strictly complied with in the 
development and use of the property, except as such regulations are herein 
specifically varied or required. 
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2. The use and development of the property shall be in substantial conformance with 
the plot plan submitted with the application and marked Exhibit "A," except as may 
be revised as a result of this action. 

3. The authorized use shall be conducted at all times with due regard for the character 
of the surrounding district, and the right is reserved to the Zoning Administrator to 
impose additional corrective Conditions, if, in the Administrator's opinion, such 
Conditions are proven necessary for the protection of persons in the neighborhood 
or occupants of adjacent property. 

4. All graffiti on the site shall be removed or painted over to match the color of the 
. surface to which it is applied within 24 hours of its occurrence. 

5. A copy of the first page of this grant and all Conditions and/or any subsequent 
appeal of this grant and its resultant Conditions and/or letters of clarification shall 
be printed on the building plans submitted to the Development Services Center 
and the Department of Building and Safety for purposes of having a building permit 
issued. 

6. Within 30 days of the effective date of this grant, a covenant acknowledging and 
agreeing to comply with all the terms and conditions established herein shall be 
recorded in the County Recorder's Office. The agreement (standard master 
covenant and agreement form CP-6770) shall run with the land and shall be 
binding on any subsequent owners, heirs or assigns. The agreement with the 
conditions attached must be submitted to the Development Services Center for 
approval before being recorded. After recordation, a certified copy bearing the 
Recorder's number and date shall be provided to the Development Services 
Center for attachment to the subject case file. 

7. Approved herein is a 36 dwelling-unit density for four (4) additional dwelling units 
at the basement level within an existing 32-unit multi-family residential building. 
The 33rd unit (Unit 1 in Exhibit "A") shall not exceed 599 square feet. The 34th unit 
(Unit 2 in Exhibit "A") shall not exceed 476 square feet. The 35th unit (Unit 3 in 
Exhibit "A") shall not exceed 422 square feet. The 36th unit (Unit 4 in Exhibit "A") 
shall not exceed 324 square feet. 

8. Prior to issuance of building permits, the owner shall execute a covenant to the 
satisfaction of the Los Angeles Housing and Community Investment Department 
(HCIDLA) to make the four (4) dwelling units available to affordable housing, at 
two (2) dwelling units set for Low Income Households and two (2) dwelling units 
set for Moderate Income Households, 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 shall present a copy 
of the recorded covenant to the Department of City Planning for inclusion in the 
case file. The project shall comply with any monitoring requirements established 
by HCIDLA. Copies of documentation that such process has been initiated with 
HCIDLA, including a copy of the final covenant, shall be submitted to the 
Department of City Planning for inclusion in the case file. 
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9. No reduction of any required parking, parking variance, or deviation from any other 
Sections of LAMC has been requested or approved herein for the project. The 
required parking for four ( 4) additional dwelling units shall be provided in 
compliance with the provisions of the Municipal Code. 

10. In lieu of registering the 33rd through 36th units as affordable housing units, the 
applicant may select other units within the building that are comparable in size and 
type with the 33rd through 36th units, but not less than 324 square feet, and 
register said four ( 4) units as Low Income Affordable Housing Units, subject to the 
review and approval of HCIDLA. 

11. The applicant shall obtain all necessary building permits for the 33rd through 36th 
units to the satisfaction of the Department of Building and Safety and HCIDLA. 

12. Prior to the issuance of a Certificate of Occupancy for the 33rd through 36th 
dwelling units, the applicant shall submit a plot plan for review and approval to the 
Fire Department. Said Department's approval shall be provide din the form of a 
stamp on the plans submitted for sign off to the Department of City Planning, 
Development Services Center. 

13. INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS. 

Applicant shall do all of the following: 

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

(ii) 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 1 O 
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) . 
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(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 
responsibility 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. 

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 a·pproval 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. 

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES 

All terms and conditions of the approval shall be fulfilled before the use may be 
established. The instant authorization is further conditional upon the privileges being 
utilized within three years after the effective date of approval and, if such privileges are 
not utilized or substantial physical construction work is not begun within said time and 
carried on diligently to completion, the authorization shall terminate and become void. 
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TRANSFERABILITY 

This authorization 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 upon you to 
advise them regarding the conditions of this grant. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

Section 12.29 of the Los Angeles Municipal Code provides: 

"A variance, conditional use, adjustment, public benefit or other quasi-judicial 
approval, or any conditional approval granted by the Director, pursuant to the 
authority of this chapter shall become effective upon utilization of any portion of 
the privilege, and the owner and applicant shall immediately comply with its 
conditions. The violation of any valid condition imposed by the Director, Zoning 
Administrator, Area Planning Commission, City Planning Commission or City 
Council in connection with the granting of any action taken pursuant to the authority 
of this chapter, shall constitute a violation of this chapter and shall be subject to 
the same penalties as any other violation of this Code." 

Every violation of this determination is punishable as a misdemeanor and shall be 
punishable by a fine of not more than $2,500 or by imprisohment in the county jail for a 
period of not more than six months, or by both such fine and imprisonment. 

APPEAL PERIOD - EFFECTIVE DATE 

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 if the same be 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. The Zoning Administrator's determination in this matter will become 
effective after MARCH 15, 2019, unless an appeal therefrom is filed with the Department 
of City Planning. 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 the Zoning Administrator's action, 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-l ine at http://planning.lacity.org. 
Public offices are located at: 

Downtown 
Figueroa Plaza 

201 North Figueroa 
Street, 4th Floor 

Los Angeles, CA 90012 
(213) 482-7077 

San Fernando Valley 
Marvin Braude San Fernando 

Valley Constituent Service Center 
6262 Van Nuys Boulevard , 

Room 251 
Van Nuys, CA 91401 

(818) 374-5050 

West Los Angeles 
West Los Angeles 

Development Services Center 
1828 Sawtelle Boulevard, 

2nd Floor 
Los Angeles, CA 90025 

(310) 231 -2598 
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If you seek judicial review of any decision of the City pursuant to California Code of Civil 
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must 
be filed no later than the 9oth day following the date on which the City's decision became 
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other 
time limits which also affect your ability to seek judicial review. 

NOTICE 

The applicant is further advised that subsequent contact regarding this determination 
must be with the Development Services Center. This would include clarification, 
verification of condition compliance and plans or building permit applications, etc., and 
shall be accomplished BY APPOINTMENT ONLY, in order to assure that you receive 
service with a minimum amount of waiting. You should advise any consultant representing 
you of this requirement as well. 

FINDINGS OF FACT 

After thorough consideration of the statements contained in the application, the plans 
submitted therewith, and the statements made at the public hearing on September 26, 
2017, all of which are by reference made a part hereof, as well as knowledge of the 
property and surrounding district, I find that the requirements and prerequisites for 
granting a Variance as enumerated in Section 562 of the City Charter and Section 12.27 
8.1 of the Los Angeles Municipal Code (LAMC) have been established by the following 
facts: 

BACKGROUND 

The project site consists of three (3) relatively flat, rectangular-shaped, contiguous lots 
totaling approximately 25,896 square feet in size. The site is considered a through lot with 
Lots 33 and 34 fronting Sierra Vista Avenue to the north and Lot 9 fronting Romaine Street 
to the south and street frontages of approximately 100 feet and 50 feet, respectively. The 
property has varying lot depths of approximately 189 feet along the westerly property line 
and 329 feet along the easterly property line. 

The site is zoned RD1 .5-1XL and designated for Low Medium II Residential land uses by 
the Hollywood Community Plan. There are two (2) building on the subject site: (1) a two
story, apartment building on Lots 33 and 34, permitted for 32 dwelling units with 22 
required parking spaces per the Certificate of Occupancy issued on July 18, 1955 by the 
Los Angeles Department of Building Safety (LADBS); and (2) a two-story, apartment 
building on Lot 9, permitted for eight (8) dwelling units and six (6) required parking spaces 
per the Certificate of Occupancy issued on September 25, 1919 by LADBS. Both 
buildings are subject to the Rent Stabilization Ordinance. 

According to the building permits issued for the construction of these two buildings, the 
project site was zoned R4, which allowed a total of 40 dwelling units on the subject 
property. However, the site's zone designation changed from R4 to RD1 .5 in 1989 per 
Ordinance No. 164,690 as part of Assembly Bill (AB) 283 for the General Plan/Zone 
Consistency Program, making 40 existing dwelling units legally non-conforming. The 
variance request is to permit four (4) additional dwelling units (33rd through 36th units) in 
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an existing 32-unit apartment building on Lots 33 and 34. These four (4) units are 
converted from the existing manager's office and storage rooms located at the basement 
level of the apartment building. There are no existing tenants occupying these four ( 4) 
proposed new units. 

Ordinance No. 184,907, known as the Unpermitted Dwelling Unit (UDU) Ordinance, 
became effective as of May 17, 2017. The Ordinance established a voluntary program 
that allows property owners to legalize qualifying unpermitted units, assuming all life
safety conditions are met. The proposed project to convert from the existing manager's 
office and storage rooms does not qualify to utilize the UDU Ordinance, as there have 
been no tenants occupying these areas. 

The surrounding properties are zoned RD1 .5-1XL and developed with single- and multi
family residential buildings. 

Sierra Vista Avenue, adjoining the subject property to the north, is a Local Street with a 
designated right-of-way width of 60 feet and roadway width of 36 feet. 

Romaine Street, adjoining the subject property to the south, is a Local Street with a 
designated right-of-way width of 60 feet and roadway width of 36 feet. 

Previous zoning related actions on the site include: 

Ordinance No. 164,690 - On May 16, 1989, the Ordinance changing the zone of the 
subject property from R4 to RD1 .5 became effective. 

Certificate of Occupancy Nos. 1954LA81195 and 1954LA93407- On July 18, 1955, 
LADBS issued a Certificate of Occupancy for a new two-story, 32-unit apartment 
house, garage and office space with 22 required parking spaces on Lots 33 and 34. 

Certificate of Occupancy No. 1954LA01705 - On April 22, 1955, LADBS issued a 
Certificate of Occupancy for a new two-story, eight-unit apartment house with six (6) 
required parking spaces on Lot 9. 

Building Permit No. 1954LA81195 - On February 18, 1954, LADBS •issued a building 
permit for the construction of a new two-story, 32-unit apartment house on Lots 33 
and 34. 

Building Permit Nos. 1919LA08275 and 1919LA08276 - On September 25, 1919, 
LADBS issued building permits for the construction of a new two-story, eight-unit 
apartment house on Lot 9. 

Previous zoning related actions in the surrounding area include: 

ZA-2011-0409-ZV - On March 7, 2013, the Zoning Administrator dismissed a variance 
from Ordinance No. 164,690 to permit 4,062 square feet of floor area in lieu of the 
2,103 square feet otherwise allowed, and a variance from Ordinance No. 164,690 to 
permit a total of 11,904 square feet of floor area in lieu of the 9,252 square feet 
otherwise allowed in conjunction with the conversion of 5,212 square feet of attic 
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space into medical office/clinic, inasmuch as the ordinances no longer apply to the 
subject property. The Zoning Administrator also dismissed a variance from LAMC 
Section 12.21 A.4(d) to permit 25 required parking spaces in lieu of the 32 otherwise 
required for the medical office/clinic; and a variance from LAMC Section 12.21 A.4 to 
permit seven (7) of the 32 required parking spaces to be located off-site via a lease 
agreement in lieu of a recorded covenant, inasmuch as 21 parking spaces will be 
provided on-site and 10 parking spaces are being provided off-site by covenant for a 
project located at 1080 North Western Avenue. 

ZA-2004-5148-ZV - On December 14, 2004, the Zoning Administrator denied a 
variance from LAMC Section 12.16 A.2(a)(8) to permit the operation of a 1,539-
square-foot pool and billiards hall with seven (7) tables located in an existing mini
shopping center within 500 feet of a residential zone and having hours of operation 
from 6 p.m. to 2 a.m. daily for a project located at 936 ½NorthWestern Avenue. 

ZA-1999-0604-ZV - On November 23, 1999, the Zoning Administrator denied a 
variance from LAMC Sections 12. 16 A and 12. 70 C to permit the establishment and 
operation of a 4,000-square-foot acupressure therapy center within 500 feet of a 
residential zone and having hours of operation from 10 a.m. to 10 p.m. daily for a 
project located at 5665 Santa Monica Boulevard. 

ZA-1997-0428-ZV - On July 30, 1997, the Zoning Administrator approved a variance 
from LAMC Section 12.21 A.4(d)(3) to permit the establishment of a 1,938-square
foot dental clinic/office and laboratory in an existing one-story mini-shopping center 
with 50 parking spaces, of which eight (8) spaces to be allocated to the proposed 
dental facility in lieu of the 10 spaces otherwise required in the C4-1 D Zone for a 
project located at 954 North Western Avenue. 

PUBLIC HEARING 

I 

A hearing was held on Tuesday, September 26, 2017, at approximately 9:30 a.m. in Los 
Angeles City Hall, 200 North Spring Street, Room 1020, Los Angeles CA 90012. 
However, it was discovered later that the required hearing notices were never mailed out 
since no certified mailing affidavit was in the record or can be produced by the City's 
contract mailer. Therefore, the Zoning Administrator required a second hearing. A Notice 
of Public Hearing for the second hearing was sent to all property owners and occupants 
within 500 feet of the subject site. The purpose of the hearing was to obtain testimony 
from affected and/or interested persons regarding the project. All interested persons were 
invited to attend the public hearing where they could listen, ask questions or present 
testimony regarding the project. The lawfully notified hearing was held on Tuesday, 
January 15, 2019, at approximately 10:00 a.m. in Los Angeles City Hall, 200 North Spring 
Street, Room 1020, Los Angeles, CA 90012. 

The applicant provided the following comments: 

• This is a second hearing of the same project. 
• The property has three (3) lots with existing apartment buildings. 
• The project is a conversion of several storage rooms and a manager's unit to four (4) 

dwelling units. 
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• The units will be located at the lowest level of the building. 
• The applicant will set aside all four ( 4) units for affordable housing restricted to Low 

Income and Moderate Income levels, which is at 80 percent of Area Median Income 
(AMI) level with the Housing Department for 55 years. 

• The applicant met with the Hollywood Studio District Neighborhood Council, and has 
been waiting for a response to go to the full board for a year. 

• The new Ordinance for legalizing unpermitted dwelling units does not work for this 
project, because the proposed four (4) units are not occupied. 

• There are no tenants in the proposed units currently. The project is a conversion, not 
a legalization of existing units. 

• Parking will be compliant to the Code. 
• The total floor area of the four ( 4) units will be approximately 1,820 square feet. There 

is no change in the building footprint or increase in the existing floor area. 
• The plan check with LADBS is complete, and we are only waiting for the Planning sign 

off. 

Keith Cornella. Hollywood Studio Neighborhood Council, Planning Land Use 
Management (PLUM) Committee: 

• The use does not meet the Zone, and the applicant cannot make the hardship finding 
for the variance. 

• There is no special circumstance to be considered for the variance. 
• There is no merit in the justification for an approval. 

Doug Haines, Hollywood Studio Neighborhood Council. PLUM Committee: 

• The PLUM Committee unanimously vetoed the project; however, the project was 
never voted in the full board. 

• The current zone only allows 17 units. 
• Many areas are downzoned in the City. 
• This is the densest area in Hollywood. 
• Housing affordability has no relevance to the variance. 
• Transit Oriented Communities program with a density increase would allow 29 units 

and yield more affoardable units. 
• It is a surprise to see Planning Department even accept the application at the counter. 
• There is no change in the community plan. An .approval is counter to AB283. 

Ed Hunt. Hollywood Studio Neighborhood Council. PLUM Committee: 

• He is a 40-year resident in the area. 
• He echoes the comments of pervious speakers. 
• Parking in the area is extremely bad. There is no place to park. 

At the closing of the September 26, 2017 hearing the Zoning Administrator stated that he 
is inclined to approve the project as requested, but he would take the case under 
advisement until a recommendation from the Neighborhood Council or Council District 13 
is provided. 

On May 3, 2018, the applicant stated that they met with the Neighborhood Council a few 
times, the Board not have a quorum to vote on the project one time; and then in a special 
meeting, the Land Use Committee of the Neighborhood Council voted to oppose the 
project. However, no formal recommendation from the Hollywood Studio District 
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Neighborhood Council was ever received. It is unclear whether or not the full 
Neighborhood Council reviewed the project. However, since it was discovered that the 
project never had a proper hearing notification, the case was reheard on January 15, 
2019. The Zoning Administrator asked the Hollywood Studio Neighborhood Council 
PLUM members for a full board recommendation. If the Neighborhood Council still cannot 
form a quorum, the Zoning Administrator will close the advisement period on February 
15, 2019, and issue a determination thereafter. 

Communication 

Council District 13 recommended that two (2) units be restricted to the Low Income level, 
and two (2) units be restricted to the Moderate Income level for affordable housing, on 
November 16, 2017. 

Abundant Housing Los Angeles submitted a letter on August 26, 2017, in support of the 
project, stating that the greater Los Angeles region has a severe housing shortage, and 
the project is doing its part to address the shortage. The project is close to Metro Bus 
service and employment centers in Hollywood and Koreatown, and many neighborhood 
amenities, such as restaurants and retails, are within walking distance. 

Hollywood Studio District Neighborhood Council submitted a letter on February 15, 2019, 
stating that its Planning and Land Use Management Committee oppose the variance 
request and voted accordingly. 

VARIANCE FINDINGS 

In order for a variance to be granted, all five of the legally mandated findings delineated 
in City Charter Section 562 and LAMC Section 12.27 must be made in the affirmative. 
Following is a delineation of the findings and the application of the relevant facts of the 
case to same: 

1. The strict application of the provisions of the zoning ordinance would result 
in practical difficulties or unnecessary hardships inconsistent with the 
general purposes and intent of the zoning regulations. 

The variance entails a request to permit 33rd through 36th dwelling units within the 
basement level of a two-story apartment building that is permitted for 32 dwelling 
units per the previous R4 Zone designation of the site, prior to the Zone Change 
to RD1 .5 under Ordinance No. 164,690. Under the current RD1 .5 Zone, the 
maximum density permitted by right for the entire 25,896-square-foot site is 17 
dwelling units. However, building permit records and Certificates of Occupancy 
issued between 1919 and 1955 for the two existing building on the subject site, 
prior to the Zone Change in 1989, indicate that the building fronting on Sierra Vista 
Avenue to the north was permitted for a maximum of 32 dwelling units, and the 
building fronting on Romaine Street to the south was permitted for a maximum of 
eight (8) dwelling units, totaling 40 dwelling units on the site. The variance is 
required as the maximum density of 1,500 square feet of lot area per dwelling unit 
in the RD1 .5 Zone does not allow four ( 4) additional units by right on the site. The 
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applicant proposes to convert a manager's office and six (6) storage rooms to three 
(3) studio units and one (1) one-bedroom unit. 

Based on a review of the submitted radius map and a verification of the assessor's 
information on City's Zone Information Map Access System (ZIMAS), it is found 
that a proposed 36-unit density would be consistent with the existing development 
pattern on the same side of the block. Lots along the Sierra Vista Avenue on the 
northern side of the block including the project site have uniform dimensions of 50 
feet by 189 feet. Several apartments, including the subject building, were 
developed occupying two lots. Many properties on the same block as the project 
site were constructed with high density, multi-family residential buildings. Lot Nos. 
31 and 32 have a 45-unit apartment building; Lot Nos. 36 and 37 have a 50-unit 
apartment building; and Lot Nos. 44, 45, 46 and 47 have two separate 42-unit 
apartment buildings. Thus, the proposed 36-unit apartment conforms to the 
existing multiple family development pattern. In addition, when comparing to unit 
density per lot area in each lot on the same block, the project has lesser density 
per lot area count at an 18-unit density per its lot area compared to other lots. Lot 
No. 30 has a 32-unit density; Lot Nos. 31 and 32 have a 22.5-unit density each; 
Lot No. 35 has a 20-unit density; Lot Nos. 36 and 37 have a 25 unit density each; 
Lot No. 42 has a 24-unit density; and Lot Nos. 44, 45, 46, and 47 have a 21-unit 
density each. Therefore, the proposed 36-unit apartment density is consistent with 
other large size apartment buildings and the density per each lot area compared 
to other lots on the same block. 

The strict application of the Zoning Code would result in practical difficulties 
inconsistent with the general purposes and intent of the zoning regulation. The 
strict application of the Zoning Code would also result in a hardship for the subject 
property in achieving a consistent legal non-conforming density and affordable 
housing while many immediate properties observe higher densities and housing 
production. The proposed site currently has spaces for four (4) potential residential 
units that could be occupied, when legally improved as dwelling units. However, 
these units are currently not habitable and available despite the strong demand for 
housing in the City. The variance is requested mainly due to the units not being 
occupied resulting in existing unpermitted dwelling units, which disqualifies the 
proposed dwelling units from utilizing the City's Unapproved Dwelling Unit 
Ordinance No. 184,907 to legalize these four (4) dwelling unit through a by-right 
building permit process. Had the previous owner or the applicant disregarded City 
laws and converted the spaces into dwelling units and rented them out to tenants, 
the dwelling units would have been able to be permitted under City's Unapproved 
Dwelling Unit Ordinance No. 184,907. The project does not propose any increase 
in the floor area, height, or building footprint. The existing mass, scale and bulk of 
the building will remain the same. 

The denial of a variance would surly penalize the applicant for taking the 
appropriate development and the City permitting course and steps. The benefit of 
the variance grant is that the City gained four (4) affordable units for Low and 
Moderate Income households for 55 years. This grant recognizes the importance 
of the findings and notes that under this request, allowing four ( 4) dwelling units 
can result in the provision of affordable housing units. The grant also recognizes 
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the fact that the property was zoned R4 at one time which would yield a 64-unit 
density on the project site. Unlike this underdeveloped property, there are many 
properties in the area which were developed with a higher density according to the 
previous R4 Zone as aforementioned. In this instance, the variance grant has been 
tied to the 33rd through 36th units being reserved Low Income and Moderate 
Income Households as defined by the State and implemented and monitored by 
the Los Angeles Housing and Community Investment Department (HCIDLA). The 
approval of the units is contingent upon setting aside four ( 4) dwelling units for 
affordable housing units for a minimum period of 55 years, which must be 
registered with HCIDLA through a covenant. 

Recently, the City announced a plan to build 100,000 new residential units in Los 
Angeles by 2021. Citing the immense housing shortage as well as the lack of 
affordable housing within the City, the Mayor announced a commitment to build 
and retain new housing units, and develop and retain affordable housing units. 
Recognizing the housing shortage the City is currently experiencing, the 
requirement to maintain four (4) units as affordable units will be a form of benefit 
provided to the community as well as the City to meet the stated goal of increasing 
the number of housing and affordable units in Los Angeles. However, it must be 
noted that without the ability to make the 33rd through 36th units affordable for 
Low Income and Moderate Income Households, the findings for the grant of a 
variance would otherwise be compromised. As such, a denial of the variance would 
create an unnecessary hardship in that the resulting density would not provide and 
retain additional needed affordable housing which can be accommodated on-site 
without any significant changes to the existing development pattern in the area or 
to the footprint of the existing building. 

2. There are special circumstances applicable to the subject property such as 
size, shape, topography, location or surroundings that do not apply 
generally to other property in the same zone and vicinity. 

The project site consists of three (3) relatively flat, rectangular-shaped, contiguous 
lots totaling approximately 25,896 square feet in size. The site is considered a 
through lot with Lots 33 and 34 fronting Sierra Vista Avenue to the north and Lot 9 
fronting Romaine Street to the south and street frontages of approximately 100 
feet and 50 feet, respectively. The property has varying lot depths of approximately 
189 feet along the westerly property line and 329 feet along the easterly property 
line. The site is zoned RD1 .5-1XL and designated for Low Medium II Residential 
land uses by the Hollywood Community Plan. There are two (2) building on the 
subject site: (1) a two-story, apartment building on Lots 33 and 34, permitted for 
32 dwelling units and 22 required parking spaces; and (2) a two-story, apartment 
building on Lot 9, permitted for eight (8) dwelling units and six (6) required parking 
spaces. The surrounding ·properties are also relatively flat, rectangular-shaped, 
zoned RD1 .5-1XL. and designated for Low Medium II Residential land uses by the 
Hollywood Community Plan. The area is developed with single- and multi-family 
developments. 

There is a special circumstance that the project site has a lower density that do not 
apply generally to other properties on the same block. Many multiple family 
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developments took the full advantage of the allowable density under the previous 
R4 Zone, whereas the subject property was underdeveloped with a much less 
number of units. If the property was to build to the R4 density, the property would 
have 64 dwelling units. As aforementioned, based c;:m a review of the assessor's 
information, the proposed 36-unit density would be consistent with the existing 
development pattern. Many properties along the southerly side of Sierra Vista 
Avenue were constructed with high density multiple family residential buildings. Lot 
Nos. 31 and 32 have a 45-unit apartment building; Lot Nos. 36 and 37 have a 50-
unit apartment building; and Lot Nos. 44, 45, 46 and 47 have two separate 42-unit 
apartment buildings. Thus the proposed 36-unit apartment conforms to the existing 
multiple family residential development pattern. Also, when comparing to unit 
density per lot area in each lot on the same block, the project has a lesser density 
per lot area count at an 18-unit density per its lot area comparing to other lots. Lot 
No. 30 has a 32-unit density; Lot Nos. 31 and 32 have a 22.5-unit density each; 
Lot No. 35 has a 20-unit density; Lot Nos. 36 and 37 have a 25 unit density each; 
Lot No. 42 has a 24-unit density; and Lot Nos. 44, 45, 46, and 47 have a 21-unit 
density each. Therefore, the proposed 36-unit apartment density is consistent with 
other large size apartment buildings and the density per each lot area compared 
to other lots on the same block. 

Also, the previous owner of the property and the applicant have been complying 
with the law without illegally converting the usable spaces to dwelling units and 
renting the units to tenants. Without the illegal rentals, the project does not qualify 
for the City's Unapproved Dwelling Unit Ordinance No. 184,907. The denial of a 
variance would surly penalize the applicant for taking the appropriate development 
and the City permitting course and steps. Additionally, the granting of the variance 
would allow for four ( 4) dwelling units to be set aside for Low Income and Moderate 
Income Households, and thereby increase the number of affordable housing units 
as well as the general housing supply in the City, which is currently experiencing 
a severe housing shortage. 

3. The variance is necessary for the preservation and enjoyment of a 
substantial property right or use generally possessed by other property in 
the same zone and vicinity but which, because of the special circumstances 
and practical difficulties or unnecessary hardships, is denied to the property 
in question. 

The subject property is located in an area that is developed predominantly with 
multi-family residential developments with some single-family residences. All 
neighboring properties are zoned RD1 .5-1XL and designated for Low Medium II 
Residential land uses by the Hollywood Community Plan. A majority of the existing 
developments along the southerly side of Sierra Vista Avenue exceed the by-right 
density requirement of 1,500 square feet of lot area per dwelling unit as these 
properties took the full advantage of the density permitted by the previous R4 
Zone. Additionally, there are two (2) buildings on the same block that have more 
units than the proposed 36 dwelling units on the site. Additionally, based on the 
density per lot area, there are even more lots that contain higher density as their 
lot areas are half of the project site's area, but contain higher densities. The subject 
property would yield a 64-unit density had it been developed according to the R4 
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Zone density allowance. As such, the granting of the subject variance would allow 
the applicant the enjoyment of a substantial property use possessed by other 
properties within the vicinity while providing additional much needed affordable 
housing units the City. The approval of the four (4) dwelling units will result in the 
provision of affordable housing units for Low and Moderate Income Households in 
exchange for allowing four (4) additional units over the legally non-conforming 
density on the site. The approval of the units is contingent upon setting aside four 
( 4) dwelling units for affordable housing units for a minimum period of 55 years, 
which must be registered with HCIDLA through a covenant. 

4. The granting of the variance will not be materially detrimental to the public 
welfare, or injurious to the property or improvements in the same zone or 
vicinity in which the property is located. 

· The 33rd through 36th units are converted from the existing manager's office and 
storage rooms located at the basement level of the existing apartment building. 
The applicant is not proposing any increase in the building's floor area, height, 
scale or mass. l_n fact, the existing building footprint will remain the same without 
any expansion. The property has maintained existing dwelling units with no 
detrimental impacts to the community. Since no request to waive any required 
parking has been submitted, the applicant will be required to provide parking in 
compliance with the Municipal Code. The subject property would continue to 
operate as a multi-family residential use, as it currently does. The applicant is 
required per a Condition of Approval to set aside four ( 4) units for Low and 
Moderate Income Households, which will serve as a benefit to the community and 
the City as a whole, which is experiencing a severe housing shortage. Additionally, 
the applicant is required to have the project reviewed and approved by other City 
Departments, including LADBS, Fire Department, and HCIDLA. Although the 
PLUM Committee of the Hollywood Studio Neighborhood Council opposes the 
variance, there is no other opposing comments received from abutting neighbors, 
nearby local residents, or interest parties. The applicant representative indicated 
that she attended the Neighborhood Council meeting held on February 11, 2019, 
during which the PLUM voted 6:5 to recommend denial, which demonstrates that 
there is still a strong support for the project despite the final vote. Aside from the 
PLUM Committee members, no other interested parties attended the public 
hearing on January 15, 2019, to speak against the project. Council District 13 is 
supportive of the project provided that the four (4) new dwelling units are subject 
to an affordable housing covenant for 55 years. Therefore, approval of four (4) 
units is not expected to be materially detrimental to the public welfare or impact 
nearby properties or improvements. 

5. The granting of the variance will not adversely affect any element of the 
General Plan. 

The General Plan sets forth goals, objectives, and programs that serve as the 
foundation for all land use decisions. The City of Los Angeles' General Plan 
consists of the Framework Element, seven State-mandated Elements including 
Land Use, Mobility, Housing, Conservation, Noise, Safety, and Open Space, and 
optional Elements including Air Quality, Service Systems and Plan for a Healthy 
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Los Angeles. The Land Use Element is comprised of 35 community plans that 
establish parameters for land use decisions within those communities of the City. 
The Project site is located within the Hollywood Community Plan designates the 
property for Low Medium II Residential land uses with corresponding zones of 
RD1 .5 and RD2. The approval of the 33rd through 36th dwelling units within an 
existing 32-unit apartment building conforms to the following goals, objectives and 
policies of the City's General Plan Elements: 

Housing Element 2013-2021 

GOAL 1: A City where housing production and preservation result in an 
adequate supply of ownership and rental housing that is safe, healthy and 
affordable to people of all income levels, races, ages and suitable for their 
various needs. 

Objective 1. 1: Produce an adequate supply of rental and ownership housing in 
order to meet current and projected needs. 

Policy 1.1.2: Expand affordable rental housing for all income groups that need 
assistance. 

Objective 1. 2: Preserve quality rental and ownership housing for households of 
all income levels and special needs. 

Hollywood Community Plan 

Objective 3: To make provision for the housing required to satisfy the varying 
needs and desires of all economic segments of the Community, maximizing the 
opportunity for individual choice. 

The granting of the variance to permit four ( 4) dwelling units on a site permitted for 
a maximum of 40 legally non-conforming units would allow the production of four 
(4) additional affordable dwelling units. This would help to achieve the Housing 
Element's goal by producing additional housing units, and thus increasing the 
supply of housing. Additionaliy, by requiring four (2) units to be restricted to Low 
Income Households and (2) units to be restricted to Moderate Income Households, 
the project would increase the supply of affordable housing and satisfy the varying 
needs and desires of all economic segments of the community. Furthermore, the 
Conditions of Approval imposed herein require the applicant to submit a plot plan 
to the Fire Department and obtain a Certificate of Occupancy from LADBS, which 
would ensure that the four (4) units being permitted are habitable and safe. As 
such, the granting of the variance will not adversely affect any element of the 
General Plan. 

ADDITIONAL MANDATORY FINDINGS 

6. The National Flood Insurance Program rate maps, which are a part of the Flood 
Hazard Management Specific Plan adopted by the City Council by Ordinance No. 
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172,081, have been reviewed, and it has been determined that this project is 
located in Zone C, areas of minimal flooding. 

7. On October 10, 2018, the subject project was issued a Notice of Exemption, Log 
Reference ENV-2016-4 730-CE, for a Categorical Exemption, Class 1 of the State 
CEQA Statute and Guidelines, and there is no substantial evidence demonstrating 
that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies. 

There are five (5) Exceptions which must be considered in order to find a project 
exempt under Class 1: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic 
Highways; (d) Hazardous Waste Sites; and (e) Historical Resources. 

The project involves the approval of a conversion from existing storage rooms and 
a manager's unit into four (4) additional dwelling units within an existing multi
family residential building, which is permitted to have a maximum of 32 units. The 
proposed project is not a construction of a new building, and the project will not 
increase the floor area, footprint, or height of the existing building. Only an interior 
remodel is involved with the project. The only state-designated scenic highway in 
the City of Los Angeles is State Route 27, which is located approximately 22 miles 
to the west of the project site. 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 these information, the project will not 
result in a substantial adverse change to the significance of a historic resource and 
this exception does not apply. 

Inquiries regarding this matter shall be directed to Nuri Cho, Project Planner for the Office 
of Zoning Administration at (213) 978-1177 . 

• 

JACK CHIANG 
Associate Zoning Administrato 

JC: NC 

cc: Councilmember Mitch O'Farrell 
Thirteenth District 

Adjoining Property Owners 
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Case Number 

Env. Case Number 

Application Type 
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CITY OF LOS ANGELES -bJ 

JUI 1 f 2018 
CITY PL/1.NNING 

PROJECT PLANNING 
Dale Filed Case Filed With (Print Name) ------ ---------------

Application includes letter requesting: 

D Waived hearing D Concurrent hearing 
Related Case Number 

D Hearing not be scheduled on a specific date (e.g. vacation hold) 

Provide all information requested. Missing, incomplete or inconsistent information will cause delays. 
All terms in this document are applicable to the singular as well as the plural forms of such terms. 

Detailed filing instructions are found on form CP-7810 

1. PROJECT LOCATION 

Street Address 1 5442-5446 Sierra Vista Avenue Unit/Space Number ___ _ 

Legal Description• (Lot, Block, Tract) -=-S=ie;.;..rr~a'"""V"-i-=-st=a_T-'-r'""a'""c"-t "'"Lo"-t"-s-'3""'3_-3"-4 __________________ _ 

Assessor Parcel Number _5_53_6_-_0_2_1-_0_1_9 __________ Total Lot Area _1 ~8~8~9_1 ~s~.f_. ______ _ 

2. PROJECT DESCRIPTION 

Present Use Multi-family residential 

Proposed Use Multi-family residential 

Project Name (if applicable) ______________________________ _ 

Describe in detail the characteristics. scope and/or operation of the proposed project Conversion of storage space 

and office into three studio units and one one-bedroom unit. 

Additional information attached 

Complete and check all that apply: 

Existing Site Conditions 

121 YES 

D Site is undeveloped or unimproved (i.e. vacant) 

D NO 

121 Site has existing buildings (provide copies of building 
permits) 

D Site is located within 500 feet of a freeway or railroad 

D Site is located within 500 feet of a sensitive use (e.g. 
school, park) 

1 Street Addresses must include all addresses on the subject/application site (as identified in ZIMAS-http://zimas.lacity.org) 
2 Legal Description must include all contiguously owned properties (even if they are not a part of the proposed project site) 
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D Site is/was developed with use that could release 
hazardous materials on soil and/or groundwater (e.g. 
dry cleaning, gas station, auto repair, industrial) 

Proposed Protect Information 

(Check all that apply or could apply) 

D Demolition of existing buildings/structures 

D Relocation of existing buildings/structures 

121 Interior tenant improvement 

D Additions to existing buildings 

D Grading 

D Removal of any on-site tree 

D Removal of any street tree 

Houslog Component Information 

D Site has special designation (e.g. National Historic 
Register, Survey LA) 

D Removal of protected trees on site or in the 
public right of way 

D New construction: _______ .square feet 

D Accessory use (fence, sign, wireless, carport, etc.) 

D Exterior renovation or alteration 

D Change of use and/or hours of operation 

D Haul Route 

D Uses or structures in public right-of-way 

D Phased project 

Number of Residential Units: Existing 32 - Oemolish(ed}3 0 + Adding 4 = Total 36 

Number of Affordable Units" Existing 0 - Demolish(ed) 0 + Adding 

Number of Market Rate Units Existing 32 - Oemolish(ed) 0 + Adding 

Mixed Use Projects, Amount of Non-Residential Floor Area: 

Public Right-of-Way Information 

Have you submitted the Planning Case Referral Form to BOE? (required) 121 YES D NO 
Is your project required to dedicate land to the public right-of-way? D YES IZI NO 
If so, what is/are your dedication requirement(s)? ___ ft. 

0 = Total 0 

4 = Total 36 

square feet 

If you have dedication requirements on multiple streets, please indicate: _______________ _ 

3. ACTION(S) REQUESTED 

Provide the Los Angeles Municipal Code (LAMC) Section that authorizes the request and (if applicable) the LAMC 
Section or the Specific Plan/Overlay Section from which relief is sought; follow with a description of the requested action. 

Does the project include Multiple Approval Requests per LAMC 12.36? D YES @ NO 

Authorizing Code Section LA=.;,;M .... C.;:;...,a1""2.""'2"""7 ________________________ _ 

Code Section from which relief Is requested (If any):LA __ M_C_1_2_.0_9_8_4 ______________ _ 

Action Requested, Narrative: Variance to allow conversion of storage space and office into three studio units and 

one one-bedroom unit. 

Authorizing Code Section ____________________________ _ 

Code Section from which relief Is requested (If any): ___________________ _ 

Action Requested, Narrative: ____________________________ _ 

Additional Requests Attached DYES IZl NO 

3 Number of units to be demolished and/or which have been demolished within the last fjye CS} years. 
4 As determined by the Housing and Community Investment Department 
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4. RELATED DEPARTMENT OF CllY PLANNING CASES 

Are there previous or pending cases/decisions/environmental clearances on the project site? D YES D NO 

If YES, list all case number(s) .:.:16~0:...:1.:::.6·:...:1.:::.00~0::.::0:..:--0::.::9:.:::5~31.!,_. ___________________ _ 

If the application/project is directly related to one of the above cases, list the pertinent case numbers below and 

complete/check all that apply (provide copy). 

Case No. 

D Condition compliance review 

D Modification of conditions 

D Revision of approved plans 

D Renewal of entitlement 

Ordinance No.: 

D Clarification of Q (Qualified) classification 

□ Clarification of D (Development Limitations) classification 

D Amendment to T (Tentative) classification 

D Plan Approval subsequent to Master Conditional Use 

For purposes of environmental (CEQA) analysis, is there intent to develop a larger project? □ YES IZJ NO 

Have you filed, or is there intent to file, a Subdivision with this project? □ YES IZI NO 

If YES, to either of the above, describe the other parts of the projects or the larger project below, whether or not currently 

filed with the City: 

6. RELATED DOCUMENTS/ REFERRALS 

To help assigned staff coordinate with other Departments that may have a role in the proposed project, please provide 
a copy of any applicable form and reference number if known. 

a. Specialized Requirement Form __________________________ _ 

b. Geographic Project Planning Referral ________________________ _ 

c. Citywide Urban Design Guidelines Checklist ______________________ _ 

d. Affordable Housing Referral Form __________________________ _ 
e. Mello Form _________________________________ _ 

f. Unpermitted Dwelling Unit (UDU) Inter-Agency Referral Form ________________ _ 

g. HPOZ Authorization Form ____________________________ _ 

h. Management Team Authorization __________________________ _ 

i. Expedite Fee Agreement 

j. Department of Transportation (DOT) Referral Form ___________________ _ 

k. Bureau of Engineering (BOE) Planning Case Referral Form (PCRF) ______________ _ 
I. OrdertoComply ______________________________ _ 

m. Building Permits and Certificates of Occupancy _____________________ _ 

n. Hillside Referral Form ______________________________ _ 

o. Low Impact Development (LID) Referral Form (Storm water Mitigation) _____________ _ 

p Proof of Filing with the Housing and Community Investment Department _____________ _ 

q. Are there any recorded Covenants, affidavits or easements on this property? □ YES (provide copy) □ NO 
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PROJECT TEAM INFORMATION (Complete all applicable fields) 

Applicant' name Lila Eilat and Mark Silber 

Company/Firm Sierra Romaine LLC 

Address: 508 North Larchmont Boulevard Unit/Space Number ___ _ 

City Los Angeles StateC ......... A _____ Zip Code: ;:..90::.::0a.::04;...;._ ______ _ 

Telephone 323-957-2255 E-mail:mark@elitmg.com 

Are you in escrow to purchase the subject property? □ YES C2I NO 

Property Owner of Record 

Name (if different from applicant) 

~ Same as applicant D Different from applicant 

Address UniUSpace Number ___ _ 
City State ______ Zip Code: _________ _ 

Telephone _______________ E-mail:. __________________ _ 

Agent/Representative name :.:N!!:ic~o!.:::le~K~u~k:!.::lo~k~-W=al::::d:.:.m::::a::.:.n _____________________ _ 

Company/Firm .::C:.::o::::lla::b::.:o~ra::t::::.e..::ln~c::.. ____________________________ _ 

Address: 555 West Fifth Street Unit/Space Number .::3.:,;50::.::0'--_ 

City Los Angeles State._C ..... A _______ Zip: 90013 

, Telephone "'2..._13 __ -__ 9 __ 86 __ -__ 2 __ 13 __ 1 _____________ E-mail: nicole@collaborate-la.com 

Other (Specify Architect, Engineer, CEQA Consultant etc.) ___________________ _ 
Name _____________________________________ _ 

Company/Firm 

Address: __________________________ Unit/Space Number ___ _ 

City _______________ State ______ Zip Code: _________ _ 

Telephone ________________ E-mail: _________________ _ 

Primary Contact for Project Information 
(select onlv one) 

D Owner 

Ill AgenURepresentative 

□ Applicant 

□ Other 

To ensure notification of any public hearing as well as decisions on the project, make sure to include an individual mailing 
label for each member of the project team in both the Property Owners List, and the Abutting Property Owners List. 

' An applicant Is a person with a lasting interest in the completed project such as the property owner or a lessee/user of a project. An 
applicant Is not someone filing the case on behalf of a client (i.e. usually not the agent/representative). 
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PROPERTY OWNER 

7. PROPERTY OWNER AFFIDAVIT. Before the application can be accepted, the owner of each property involved must provide 
a notarized signature to verify the application is being filed with their knowledge. Staff will confirm ownership based on 
the records of the City Engineer or County Assessor. In the case of partnerships, corporations , LLCs or trusts the agent 
for service of process or an officer of the ownership _entity so authorized may sign as stipulated below. 

Ownership Disclosure. If the property is owned by a partnership, corporation , LLC or trust, a disclosure 
identifying the agent for service or process or an officer of the ownership entity must be submitted. The 
disclosure must list the names and addresses of the principal owners (25% interest or greater}. The signatory 
must appear in this list of names. A letter of authorization, as described below, may be submitted provided the 
signatory of the letter is included in the Ownership Disclosure. Include a copy of the current partnership 
agreement, corporate articles, or trust document as applicable. 

Letter of Authorization (LOA). A LOA from a property owner granting someone else permission to sign the 
application form may be provided if the property is owned by a partnership, corporation, LLC or trust or in rare 
circumstances when an individual property owner is unable to sign the application form . To be considered for 
acceptance, the LOA must indicate the name of the person being authorized the file, their relationship to the 
owner or project, the site address, a general description of the type of application being filed and must also 
include the language in items A-D below. In the case of partnerships, corporations, LLCs or trusts the LOA 
must be signed and notarized by the authorized signatory as shown on the Ownership Disclosure or in the case 
of private ownership by the property owner. Proof of Ownership for the signatory of the LOA must be submitted 
with said letter. 

Grant Deed. Provide a Copy of the Grant Deed If the ownership of the property does not match City Records 
and/or if the application is for a Coastal Development Permit. The Deed must correspond exactly with the 
ownership listed on the application. 

Multiple Owners. If the property is owned by more than one individual (e.g . John and Jane Doe or Mary Smith 
and Mark Jones} notarized signatures are required of all owners. 

a. I hereby certify that I am the owner of record of the herein previously described property located in the City of Los 
Angeles which is involved in this application or have been empowered to sign as the owner on behalf of a 
partnership, corporation, LLC or trust as evidenced by the documents attached hereto. 

b. I hereby consent to the filing of this application on my property for processing by the Department of City Planning. 

c. I understand if the application is approved, as a part of the process the City will apply conditions of approval which 
may be my responsibility to satisfy including, but not limited to, recording the decision and all conditions in the 
County Deed Records for the property. 

d. By my signature below, I declare under penalty of perjury under the laws of the State of California that the foregoing 
statements are true and correct. 

Property Owner's signatures must be signed/notarized in the presence of a Notary Public. 
The City requires an original signature from the property owner with the "wet" notary stamp. 

A Notary Acknowledgement is available for your convenience on following page. 

Date Signature----~---------------------- ----------
Print Name ___ IVJ_0 _7_lc __ S_1_f_l _.,_,,... ___________ _ 

Signature _________________________ _ Date ________ _ 

Print Name ________________________ _ 
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Space Below For Notary's Use 

California All-Purpose Acknowledgement Civil Code ' 1189 

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the 
document, to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document. 

State of California 

County of \_os h\[\¥\"'s 
On :J \ 1 \ \ )p before me, --""'L-e""--7)~,· ·_..,_\\i....___,\........,l\"'--'-Q~·\~_s__,,_,-\--'N~6:\_,....· __ 0i-'-'-l-"4-Ll ·_]_._· 1 ........ J'½"'--J"'--"~(,"'---_ 

(Insert Name of Notary Public and Title? 

personally appeared iJ10 .:ihe. 5 '\\nee who 
proved to me on the basis of satisfactory evidence to be the person(s) whose name(s) is/are subscribed to the within 
instrument and acknowledged to me that he/she/they executed the same in his/her/their authorized capacity(ies), and that 
by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf on which the person(s) acted, 
executed the instrument. 

I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and 
correct. 

(Seal) 
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.. . / 

8. APPLICANT DECLARATION. A separate signature from the applicant, whether they are the property owner or not, attesting 
to the following, is required before the application can be accepted. 

a. I hereby certify that the information provided in this application, including plans and other attachments, is accurate 
and correct to the best of my knowledge. Furthermore, should the stated information be found false or insufficient 
to fulfill the requirements of the Department of City Planning, I agree to revise the information as appropriate. 

b. I hereby certify that I have fully informed the City of the nature of the project for purposes of the California 
Environmental Quality Act (CEQA) and have not submitted this application with the intention of segmenting a larger 
project in violation of CEQA. I understand that should the City determine that the project is part of a larger project 
for purposes of CEQA, the City may revoke any approvals and/or stay any subsequent entitlements or permits 
(including certificates of occupancy) until a full and complete CEQA analysis is reviewed and appropriate CEQA 
clearance is adopted or certified. 

c. I understand that the environmental review associated with this application is preliminary, and that after further 
evaluation, additional reports, studies, applications and/or fees may be required. . 

d. I understand and agree that any report, study, map or other information submitted to the City in furtherance of this 
application will be treated by the City as public records which may be reviewed by any person and if requested, that 
a copy will be provided by the City to any person upon the payment of its direct costs of duplication. 

e. I understand that the burden of proof to substantiate the request is the responsibility of the applicant. Additionally, 
I understand that planning staff are not permitted to assist the applicant or opponents of the project in preparing 
arguments for or against a request. · 

f. I understand that there is no guarantee, expressed or implied, that any permit or application will be granted. I 
understand that each matter must be carefully evaluated and that the resulting recommendation or decision may 
be contrary to a position taken or implied in any preliminary discussions. 

g. I understand that if this application is denied, there is no refund of fees paid. 

i. I understand and agree to defend, indemnify, and hold harmless, the City, its officers, agents, employees, and 
volunteers (collectively •city), from any and all legal actions, claims, or proceedings (including administrative or 
alternative dispute resolution (collectively "actions"), arising out of any City process or approval prompted by this 
Action, either in whole or in part. Such actions include but are not limited to: actions to attack, set aside, void, or 
otherwise modify, an entitlement approval, environmental review, or subsequent permit decision; actions for 
personal or property damage; actions based on an allegation of an unlawful pattern and practice; inverse 
condemnation actions; and civil rights or an action based on the protected status of the petitioner or claimant under 
state or federal law (e.g. ADA or Unruh Act). I understand and agree to reimburse the City for any and all costs 
incurred in defense of such actions. This includes, but it not limited to, the payment of all court costs and attorneys' 
fees, all judgments or awards, damages, and settlement costs. The indemnity language in this paragraph is 
intended to be interpreted to the broadest extent permitted by law and shall be in addition to any other 
indemnification language agreed to by the applicant. 

i. By my signature below, I declare under penalty of perjury, under the laws of the State of California, that all 
statements contained in this application and any accompanying documents are true and correct, with full knowledge 
that all statements made in this application are subject to investigation and that any false or dishonest answer to 
any question may be grounds for denial or subsequent revocation of license or permit. 

The City requires an original signature from the applicant. The applicant's signature below does not need to be notarized. 

Signature: ___ ;vta--______ ...,... _____________ _ 
Print Name: ___ /vJ_o_s_k ___ ~,_t_l e_-____________ _ 

Date: _J_"'_11_l_t _1_8 __ _ 
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OPTIONAL 

NEIGHBORHOOD CONTACT SHEET 

9. SIGNATURES of adjoining or neighboring property owners in support of the request are not required but are helpful, 
especially for projects in single-family residential areas . Signatures may be provided below (attach additional sheets if 
necessary). 

NAME (PRINT) SIGNATURE ADDRESS KEY#ONMAP 

REVIEW of the project by the applicable Neighborhood Council is not required , but is helpful. If applicable, describe, below 
or separately, any contact you have had with the Neighborhood Council or other community groups, business associations 
and/or officials in the area surrounding the project site (attach additional sheets if necessary). 
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MISCELLANEOUS 
(Reports, 
Orders, 

Permits, etc) 



I < ..-, ,+ \ l \' l j ✓ ~ t 1 I , ( l ~ ( l .,. \ 1 

' ', · CITY OF LOS ANGELES ' ' ' 
DEPAn'rl\lEN1,' 01' BUILDING AND SAFEirY 

\ . 

CERTIFICATE OF. occUYANdi 'r' 
' , ' 

NOTE: Any change of use or occupancy 
must be approved ,by the Department of 
Building and Safety. ' 

xhis certifies that, so far as asccrt.alncd by or made known to the undersigned, the building at above addres.s 
complies l''lth the applicable -requirements of tho Municipal Code, as follows: Ch.. 1. as to permlttcd uses; C~ · 
9, Arts., ~ 3, 4, and s; and with applicable requlrcrnents of State Dousing Act,-for following occupancies: 

I ~•to/• ~• v, .901 a 1,~, · A~mou.t lt.11•• · · 
fl.at-_. i.Ultl"' ~ttt,t;. J~ -APl\~btlt 12 ft♦qu.Jad 
,,:run; lP•~*•· H•i?, r-1 and c..i Oc~up$1w,l"••, 

............... .,..Ji~9.§P.! .. f.Q.R..Q~YJAT.l0.tiS..J.\.eP.B.O\!£D •• a~...aOARD •• OF...8.L.tlG ... .&.-S.Ar.t~-CQ.MMl&GlDHSRB-··············--

Owner . 

Owner's 
Address 

Form B-95a-:-20M-S-55 

' ' I 

' 

' 
G. E. MORRIS, Superlntendent of Building B ' .• y --·---....... N# ...... - •••• ...-._... •• - .............. ~..,.,~ , 

' 

,-4729 -2\/ 



\ I t ..,, 

,, 

Adµr~s· ?! ~' ,,.,.,~ ·$1fl'ra t!l.da· . ,· 
Bu1ldih.g ......... , .... .,.. •. - ............................ >••·· ... , ... " ..................... ,,.... •••••••••• 

r:a1~: ~:.h.: ..... ~.:.:~f.j~i-~ .. i214 ... ---············· 
~~~:~::~········-·~~r. .. ~~~~ ........................ ., 19.,,.,. 

/ -~, . - ClTY: OF LOS, 1.ANGltt,ES I ' ' • ,,~~ ' 

DEf ARTMEN~ OF BUILDING' AND' SAFEn ,', 
' ' I -t ~ ......,,, _.., W 

CER1,'IFICATE OF OCCUPAN~ t 

~ I ', 

·· NOTE: Any change of use or occupancy · 
must be approved •by the ,Department of'' 
Building and Safety. , 

'l'hls ccrtlf!es tbat. so far as ascertained by or made known to the undersigned, the bulldlng at above addres,s. ., 
complies Witll the applicable Nqulrements of the l\tunlclpal Code, as follows: Ch. 1, as to permitted uses; Ch. i 
9, Arts. 1. 3, 4, nnd s: and wJth appllca.blc requirements of State Housing- Act.,-for following occupn.ncics: , i 

I 

•••••••••••• ............ •••••••••••••••••• .. ·······~····································· ............................................... - •••••••••••••••••••••• ~ ........ ~~·····•~·········· 4 

Owner 

Owner"s 
Address 

Form B--~-20M-S-55 G. E .. 1\-IORRIS, Superintendent of Bulld!ng 
'\ 

JOB». -Xlt~ 
By ....................................... ~··· ........ ···"··••,•1• ..... ..............-



, , . ' ,'; ' ' ' I I I J \ ' 

1'CITY OF LOS ANGELES ' . ' ' 

Ad.c1r~·s~9£_;446-i -eierra Vi:=Jta Avenue DBPA~TMEN~ OF BtJ~DING AND SAt:Jn:r,- ' · 
Building ······-··· ..... - .. .-•· ................ _ • ...., .. ___ ... _ .. ___ .-.. - ... - .. ..--... CERTIFICATE OF OCCUP ANcY 
·PermitNo~X.A 10620 ~ 'i9;l , . . ___ , -------
and Year ............. _ .. _ ........... -~ .. m ................. -.-........ ·-··---.. - .. ~···-··-·- NOTE: Ally change of use or occupancy 
CertificateNovembei' , 20 · . Sl ::~~~ a::;oJ!fe~ the Department of · 
Issued ............................................................................. , 19 ......... . 

'lhls certlnes that, so far as ascertained by or made known to the undersigned, the building at above address.. 
compUcs with the appllcable requirement, of the Mnnielpal Code, as follows: Cb. 1, as to permitted uses; Ch. . 

- 9, Atts. 1, 3, 4, and 5, and wJth applicable requirements ot State Housing Ac~-for following occupancles:-

2 Story, Type V, ~wo~tamily Dwelling and Attached 
Ga~age , R•l· Occupancy 

--
-------·--· ··-· ,_,,, .. , ________________ ., ____ , -· ,_,_ .. _, .._ .. ·-·-···-.. ·-····-· -··-·· __ ,.,_ .. _ ............ _, -· .. ~·---

Owner 

Owner•s 
Address 

Mies A. Hall 
5444 Sierra Vista Avenue 
Los Angeles 38, Oalifqrnia 

; ' 

· ' - . . '_, .. ro1rn o:._ M!LLgR 1

' msl, ~)~ 
Form B'"'95a-20t1--7 ... 51 G. £ • .l\lORRIS. Sapcrlntende'nt ot BulldlnC" l3~--, ..... __ -----..· 
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1 t APPLICATION TO J 
ERECT A NEW BUILDING 

AND FOR A 

Certificate of Occupancy 

Form B•l 

CITY 01? LOS ANGELES 
DEPAltTMENT 

BUILDING 1~D SAFET;~ 

BUILDING DIVISION 

Lot No ... qr/--·•····~ .... -, ............... -~, ':5.:,!-;- .31.f .... _ ........ ---.. ~ .............. -.......... -......... , ........ -......... . , ..... - .. --···•· • 
. {3t..k . .. A.-·~ .... , ....... u ... .. . .. . .... . . .. ., . ... . .. . . ... .......................... .......... ................... ........ ,. •• ·-"· ' . . . ............ · - .. - ...... . . ....... ·-····· · · ···· .... . 

~ Tra'ct.kEf.;,;M,.G;.1:":/1--·a e.t-:.<:::~ ..... t. .... ,.:S:l.R.i..li'A .. Jt..1 .. ?>.'T..cf., •• 1:/?.&.<;,.T..: ........ ~···~··-·: ..... -.............. ~ .................. .. 

. Location o{ Building.S::%~~-~- ea,,,.Q?.IAE.::t: .. $.H.':l.1f .... 'SJ.e.1e.t:PA ..... l!..1..~r.~ ......... .... \ tir:~~:~~:r 
(House Number And Street) { 

B t h ., l - 'E 1"""6 "" 1 • • ( ············ ······- ····~-··· e ween w at cross streets ..... w. ..... .. ~ ........ l'-', • .N. . .......... 'f:" ..•. v.v. . .i •• i....r.:OA>~-· ,.. ·- ... .... ................. ~· J Deputy. 

i~~~:p~s~~f 1=~:~:s.:.:JI~ ... J?v..JaJ...U: ......... :S~1.;~~~ '-.. B..~~Families .•.•. ~ ... Rooms.;:,,... ...... .. 

2. Owner.J .o .. ~.~ e .H. ..... :L~.~~;.~~~-~P~~:=~·~: .. ::~~~.-.. :::~~.:~ .. ~.~~:~ .. ~=~~.~~: .......... Phone .............................. ............. . 

·. l 3. Owner's Address.,.t/J..o . .... MA-. ;.:.;...~:.~.1.D.R. .................. P. 0 .. £~.~ ...... ~>1~ .. t;,,.ef..~ .. ~,:J •. ,. ......... . .. 

-d: 4. Certificated Architect, ... ...... ,...... . .... ·•··· ·· ····-- -· · ·•·U••' •n.-e , .,,. ... ,. •. ,J .,., .. fl:e~se No .... ~ .......... .... Phone.n .. ~ ..... . n ... 

·• . . I ea .C::-:: Oc?' • State /.1 ' 5. Licensed Engmeeer.t, .. . ... &,A-fl JL .,._). T.a..&..,. .. ... ~ ....... ~- ........ LJcense No .. ~.:Z.~ . ..z,,... ..,.Phone .. 1/..1 .... o/&.~ .. ~.3' 

6. Contracto-Af ~,.,, ~.r~ .s~,.M.m.J ff(.~ . ... Rf:>_.,;,._····· ........ _ ..... ll~!~se Nol ~/(.5.:::)...1. . ..... PhoneJ<; .. :-.::1....~2...C/: ~ 
7. Contractor's Addre~_ .. o.S.:J..G. ....... .j!J.tP.~.?..A=&-:D .......... 4,.v..E .. : ............... . 

• 1 Jncludlna: all labor and material and all permanent l 3' O<) 

• Ing, fire sprinkler, electrlcal wiring and elevator ~· .CL " .... . . ~···· ·• ..... _ . 
8 VALUATION OF PROPOSED WORK 1 lfghtln,:. heating, ventilating, water supply, plumb• $ '/"() Q .=--

equipment therein or thereon. , ~i 

·9. State how m11ny buildings NOW (3.;:J,:::P..~.!.7:. ...... /J.P.AR.:r.P.1 .c,<':'...-r. ....•. .,H:tV,.J.,:J.6... ......... ·, •• '. ........... ................ r 
on lot and give use of each, j (Store. Dwelllna:, Apartment House, Hotel or other. purpose) • 

"') ;, /Jt'o'~.=,o 
10. Size• of new building~~'. x .. :~.t::!. ~._No. Stories .... __Height to highest point..., .. ":::;; ~i.ze lo~~ .. x.l. .. '?.9..! 

11. Material Exterior Walls .... . GPk..1..7::cE ..... ............ - ............ ·•··-····"'···· Type of Roofing ... ~ .. =: ................. . 
For · 
Accessory 

12. Buildings 
and similar 
structures l 

(a) Footing: Width ..... =:::::::.- Depth in Ground ... , .. _ ... v ... :;. Width of Wall.v••·::::::::-. 
(b) Size of Studs ... ~.··:,;-,----·· ......... .. ............. Material of Floor __ ,v .... :::::::::-::-. . ........ ..... . 

(c) Size of Floor Joists ....... ,--.;< .. ,x ............. ...... Size of Rafters .. :~ ........ .':=.x-..... _ .. ,,. .... . 
. I hereby certify that to the best of my knowledge and belief the above application is correct and that this 

building or ~onstructiop work will comply with all laws, and that in the doing of the work authorized thereby 
I will not employ · any person in violation of the Labor Code of the State of California relating to Workmen's 

· Compens·ation Ji,sura,u:e. : 

, DISTRICT 
. .. OF.FICE • J 

. .. ... \ • ••" ••"- ·\'- •• •• •h•..,,,.• ... ••• .. ••• ~•.., • .. ••• ~u oo. • . , ,, 

Sign here&.~~.:S .. ~.!M.<!J.!~ .. ~ ..... £ .o.c...:S 

By .. ~:~.:.~ or ~~:~o~~ ;.:::~·-··-~· .. •- --· 
: , '----------------------------------------'-------, FOR DEPARTMENT USE ONLY 

" -· 

t---------P_L_A_N......,CH__,Ec.,.K ......... IN ..... G _______ 1 GJl/l:'IJ/11i.) T I,. M,t'iltflT• 

Valuation $ . . • .. "2, ~ ~ $ . . .. .. , .. --.. -......... ... '(ZQP'O ,.. 

Fee $ .... .. ~ .......... .. .. 
TYPE 

Cb~ 

Flied With 

Maximum No .. 
Orcupant■ 

Corner Lot 
Plano and llptc nut1on1 <hfclltd 

~ 
Correction ·,rtfte4 · 

~ 
l'bftl, Sptclll~aUons and App cal on 
rerhe<ktd and ap_prond. 

Conttnuou1 
ln1pedlon 

Ft. 

DO NOT WRITE BELOW Tms LINE 

"' 
Investigation Fee $~··?'"•-· ·--··· 
Bldg. Permit Fee $ .. 8 .,8.!?. . 
Total ,! $ .. ........... .. .. 

TrPE OF RECEIPT DATE ISSUED T8ACER NO. (Ml llECEIPTNO. CODE FEE PAID 

Plaa Cbecklns 
1 i ••·t t:.!1.1.H1 111, 

" .. , . .., 
811ppl•mcmlal Plan Ch~cldns ./ 

_,,1111., Permit tUG 2-r 19~~ -L, 95R~·• 



... _\ 

-'~ 
. . 1~" 

•,· l~ -~ 

,, ' .. 
I , • 
. ' 
f • . 

-~' 

' .. 
·:.•:.• 

-
' 

·."'- ,,, 1 

,-:.-

• J:Jt s Pos GD 

_11 

. ' < 

, 

• l'!\V 

-..,, .,.;. [V.1 ;.- ' I 

I L 
I ..... , .... 

D -
, 

. 

"(l ,... 

.,. ~ 4-

" 11\. -tr ',I 1,~, A 

• \ .J '-' " I ,, 

I \ ' ) 

"-\ I 
) 

ill I/ 
,. 

' / ' 
,. . 

'I \ 
/ l \ , 
/ .l I~ 

I 

( 
\ 

I \ 

J .-,111 ,, 

. .,,~ 
~ ,_ 

\ 

I 

I .. ·-r r ; I 7, ,, 'I- Aj 
, 

V vv '.,) j t; r~ . 

I 

( 
I 
. 
\ 

' .,~ <(" 

' ? 3 
,, .,_ 

1 // :-

V 

.). 0' 1-1 If 0 

' r ~ ~ 

I- -....; 

.... 

iJ~ .-,I, ~ .. ,. _.. 

-Le> I 

,, I,~ 
_::,-v 

,.,. ,. 

fY () ,vi.A ',,v 6 

.. 

• 
, 

''-

Pl 

,~ 

' 
\\) 

~ 
. 

I 

. 

11111 



:::-.~ ... 

_--- ... . _,_ 

! 
" .. 

' 

. . .... 
. J J 

VI L, .J l • 'f_) j~ 
~, , .. 

"//, 

< - .L ,.._ :;. ., ,,, '/j 'I,/' - ., 
~ ~ 

~~ I f? i tr 

- j J ;., .. ,,,, •r- : 

~ 1.~ (l ,, i 1, 
- ; .. ,. ,,. 

I ./ / .. ~ '• ') > ' 
,. 

r 1,,V; ~-: i' lt- ·- , 
I 

• ~ f1J V V t 

t - ... .. 
.. 

f. ; 

! IJ 
: 

i i t ;, 

! I I ~ 

' ~ 
f : -. 

' 
• , I -. 

~ ! i 

! ! ~ 
i 

' * 
t J . : . 

' ·, j 

• ! t • J . . 
:j • J . " 
I i i • -. ; i ;1 

• i 
! • I -

i f : 

• ; ~ f t t 

! l i 
. 

. I ~ j ,; 

t 
, ; . 
1 

! ' ~ I ; • • 
i 

l 
~ • 

J j ! l . • ,[ ~ ' i .. : 
,. 

~ 
, 

i ~ 
., , , 

* 
·, s ~ -

~ i ~ l ! 'j I . I 

' ; ! i I .::;.. ,: 

1 
(· ~ ~ ~. ~- J.: !.l 

.. 
d 

·' 



. •. ~ .--.-. ~ ~! .. -. . ... 
. - ~.- -:,--__ _ 
. -· :"'}- · -.._: \ 

3 ' 

-· LotNo. 33 

. '- , "1 

- : APPLiCATiON TO -
Al TER, REPAIR, qr DEMOLISH 

?:, 4 

ANO PORA 

Certificate of Occupancy 

,... .... 
crrY or LOS AN0-11.h- · 

l)ff~ 
OP 

BUlLDING AND SAFE1'Y 

OlltLDJNO DIVISION 

c~ ~. ;·-...-···--···-··-····· -· 
Tract. ··---~~-1/..A.,,.,, ./~.-- ···-····· . __ -· ___ ----· ____ ------~ 

: . Location of Building... 5 9: (/--b .-: 5'f f/:l> .. ar... _ 5', ~ .,-~~ _ (/. -:.:·f~ .. L .... ~ ~=-
. • ~ NGl\\'ber and SlNttl • 
~ - . t 
;-' Bel"--effl whal-cross streets~ ~{~,_"L_ A~ -__ ef-- _U!_j ~ ~k_~ ) · ·· -~--
:,:_. lJSE INK OR INDEL~LE !~9,l, . 
:· ~~'t~u~ r :i ~ft, .., 9 
:._. · _ l, Pn-serit ust- of b . ding _ .WR ~-· r lfi!H",:. . _____ ,J,r◄ ! ~.!J..._ · Flimilies. k- Rooms . q._ 
·: · . • .s":"· Owl!!~ ,\pintm ~. Htul or oUu!r -r,;' ef. ' -
: ·. .2. State how long building has be!,9 used for prese)!t oa:upancy Vn e, . C.n~,f~ -1$~--:-. 

,: 3.. Use uf buildin" AFTER <;11rratiirl1/f'r;;:&n~. . i n O Uh 71 Fam.dies. 2- R~ ~:.., 

4. Owner . -;.9,_ /-lg// .__ .... . - ·-·- -··· . . · _ . ..,4 Phone ·-- /4 (I ~~~~ 
~ . S. Owner's Address 5.~ .. ;11£."f~'. . .. Jt: .ifoc,., P. 0. .. ~ .. · .. d~ ,, r/,J,.£ __ 
, ... · - State t~. 6. Certificaloo Arth.itect . . t.ittnse No.. .Phone 
· . - Siate · . 7. Licensed Engineer . . . . . - . . . ··•-·· .. . . . . License No. ,.Phone . .. _._ 

~-_:-. 8. Contractor .Wt'~cls_. _ G?,v.$.7.. ... .. . --~~ .. ~No.. ... .~L1/1 ~~~ 
\. -;r·9. Contractor's Addr~. ¥3 .2 3... ~~r~;;.~£~k~~.i.i, ~-; ;;:---~· · 1· 

,_ · j . ALUATlON OF l1ROPOSED WORK 1' lb\~~~~~lfu{ l:;.,:; 1 $. -~ · · ~ 
•• eq\ll~t ~ or tllffl:aQ. • j 
<.: '.1. Suite- how ltlllny building$ NOW I .... ;?. .. ~ ..... '.J.2~- . .:"~f..~ ... ..... ~ . .tfidle:. ... .. •. ,-. .... · _ 
'.·.: on lot and g;..-., use at each ) · tSJ.ara. --~· ApanmCJ't ~ Hoed or ou.e; _, , . 

'. · . u;,Sm: o! existing butlding.2.f-ix.~ Number af. stories high. . ~ Height to highest point} P.-~ 
13. ..WC>-<9. d...·-·-··. .. . .Exterwr framework.. .: "1(;.o ~--·- ··-, 

tWOOd. Steel Qt 1'UOIU'J.tt I~ oi- SIM'n- · • 

.,;(.....~~h~ .briefly all_,.,P~~ cons.truction and w~~ ~ • ✓ · ,/4 , ~ . 
_';{Q Mu✓ ,0..1',?..t.'1'.-f~•f,:~~ -- ({~_ :_ 2 ~ ~ -,:~--~.W .... 'ht . -~ 

~ _£4~~•-·· . . If..~-,._ ~~af:.:.."4•-· 4.- , -Pitt-bu ~h.t;/ __ .;.r.kJ~~i~ 
Pl ,,.......3, ~.,,.- .,1 ""- .~•5 ---,;{ 'l' /_....-.p. •· ---:1 ./,. ~ . ;_,-1,,• ~ ··v . . 0 \- · . -.~ .,r, .,,,V~ i;.. 1-· ..,,c.p,r.._.,. ~ ,f;,>;$-1/ -•··· ... ~~ • •. A.r,r.,v., v--..-✓- .,.; • .c..__. . ;z r: . .t. . -~. ,:,-
"' !:, -~ 
~ • r .. .. - ·;;.,.·-~---
l!5 \ - ··;- ·· -
~. \ NEW ~ONSTRUCTION 

-~4-"'3--1 1\. Sm.• of Add1u.:m. x ;~J-~f Lot x Number of Sto':1es when complete . . . 
:t,, ~ 11 Fooung . W1Jth . Depth tn(G, . tdth '3f W.iill Size of Fl<>or J,:,ists . x __ 
; .. :-· ~ 1 ~ Sn:e .,f Studs x MateT"1J'o ~lOOt' . . Size of Rafters :x. Type i,f Roofing 
<:. l'.I ~ I hereby certify that to the Sest of my Jawwledge and belief the alton application is <mrecl 

r:.· ! r:: \~:~ t!~~h::~h~~;sr:~::0:i>~=pl::1.~~mt~i :rola~~ :i~b~ba~:rttole7.:! 
-~ · ~ . S te of Cslifomi.a relating to Workmen's. Conipensation Insurance. / 
-,, .. - .. ---t-t . &zni-. 'Oa:/.5 -~.ST. ~ ... -

' :· .. ,: i Dl -l~~c-x: .• - .. . , -·· - - . v,-....... •-·~·. . Bv ~ · ,re-_... "-'' -
: -:. - - iw, FOR D£r~DIENT USE O. Y 

... : PLAN CRECKING OCCUPA.."lCY SL'll.VEY 

.,_.-+'-. ~; 7.:;:1 __ . ....... 
AreaotBl~. . Sq. Ft. 

: , . -

-c,.·. 
.• · 

:• . 

,:· , . 

; .. -: · 
- ~: .. 

:= 
~ 
!II 
~,.~rn.rii-.i~-....i"T,i;;r.~:::-::f:im-n:::f:';,.:;;;;;:;.==-fiJr;:;?;C;r:;-➔-------=~~~iJ'fi•it\o..-

~ 
~ 

t'rPE OF RECElPT C(IDi: FEE l'AJD ~t---'""--------+...------+-----=--t--==,..,,,ri-----":r-----~ 
!': Pbn Checkln: .'I~ 2 ll :.l 
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' (; • ' .. 3 . e APPLICAr1·0N ro·~ ,Jj 
ALTER, R£PAIR, or DEMOLISH 

,AND FOR A 
Certificate of 9ccupancy 

• J'ol'm84 
CITY OF LOS AHGELl:8 J' 

DltPAR.'ho:HT , ,,(-. 
OP , • ..,_ . 

BUILDING AND SAFE':rY .. 

BlJILDING DIVJSlON 

:: ·~t No~-,1 .. 'J.-£..3..}f_ ...... _ .... _ .............. ---.·-····---·-····--·······-··--·······-··········•········-·····:-......... -.................. -..... ,. ........ .. 
. ··_ ,·, ~t.J.LIE~A-,U.J.....JL,4 .. , .. _._········· .. ·· .... - .. ~ ....... .,,. ... ~ ... ft •• • ~ ...... . ........... ......... - ............... . .......... .............. u •••••• 

. :·.~,-Location of Buildirig .... d'.:-.i .. ¥.&Ld .. ,/?:..'"fl..l~P.:! ... tL:;.:.da. .... t.l..u~ .. N .... ._. ...... ~ ...... l cir:~;;!~:r 
.. _ · ," , (Jfousc Number •nd Stn,el) 

. lt) . J ~ .J . . .............................. . 
·, ·- 'Between what. cross streets?--······~~ ..•. ,1#a: •• ~~ .................. . _., •• ft............ Depuly. 

· ' ;-:_,sE INK oR INDELIBLE PENCIL 1 '10<!A~ pad;.4f_ 
" - · L Present use of building ............. A,,.~ .. L._'6.r ... G.A .. ~A .. ~ .. G.: ......... A ... ,~ ........ Families ... 3..j, .. -.Rooms.:o/.:if .... . 

. 1store, ~~Ttinl(. Apnrtment llowo, Hotel or other purpose) 

:·-'/ .2. ·State how long building has been used for present occupancy ............... LLv.td.v.¥. ...... Cezld.sT. ..................... .. 
·. ·. : '. a Use of build~·n E~a te tio7"or moving ........... .S.o.(.:1&..-e.. ......................... Families.3.~ .... Rooms.~ .. ~ .. 
. "·; · . ...... Owner-.•--~ .&d.~ . ... _,. .... ~ ........ _ ....... -............ •-·····--··--···•-·--·---····· .. ······P~hone ... .;t-.a~ ... (l;..fJ..f/1.:.---·'# 
'· ' ·.· ·-5. Owner's Ad ss ........ ~ .... L .. .5 ...... '!J.~?.l.;.~.!l)«-.t .... P. O ..... k.d... . · . ... 3 .. '/.J.::4-(j ._ 
-· •, · · / State 
· .,. . 6. Certificated Architect. .................. ~ .................................... License No .... "-·•~ .. ··--"•- --·-Phone ... " ' •0 .. ""' .... " .•••. .• 

~~ ~ .. ·'· Licensed Engineer/2,,t/-.,.,Tl-l-/J .. J . .E.M.. ............................... _.tm;se No ... ,9 .. Griri ....... Phone_M.l..r-r,..a,· ~ 
; .. a Contractor-.................. p ...... t-1,. l'4--·------- ·-··· .. ~·· .. ·· ... ···············~•License No ... : ......... _,- .......... ~ ... Phone .. ~:;ll> .... ,;,,-g.4, . 

. ~ · . . . on tractor's Address._:l,.4Q . .l._ .. S ..... ~:lkeh.G..,._ ............ -........... _" .................... - ..... .,... 1SCO ~ (c(_ 
· •· : . { f1~'1!tl~i~~~ti¥:~~c•~f1a':J~~r~~t!~ds~~pry~ml~':,';g! \+-200 

•1 • . -~ VALUATION OF PROPOSED WORK Ing. ftrc sprinkler. electrical wiring and cVcvator ~~ ............. ........ .. .. . 
. equipment therein or thereon • 

. ;:.: .;Jl. ~~a~~t ha°:0, =yu~eu~t!1a~h~OW} .. . .✓-n-:-.Q .. Af-<~ii1~·;~;·ii;;;iii~i=:,-j;;~~·~~·tH~;;~_-}i.;;;i·~·;·~ii,"~;·i,;;;;~;;; .. · ........ S ..... . 
~-- • "121'Size (>f existing building . .L~l.x ... QO .. Number of stories high ...... Z...., ... _Height to highest point .... ~ ........... . 
,.:·: · la. Material E."'tterior Walls-....... ~(; .. C.~ ........ ... -···- ·---···· .. · .. ~ ............... .Exterior framework ... ~~ .. Q.d. ................. . 

CWood, Steel or Masonry) (Wood or Steel) 

NEW CONSTRUCTION / 
• 15. Size of Addition ............ 'x ........ _.Size of Lot ............ x .............. Number of Stories when complete ... - ...... . 

-... ,-., .... -.---i 16. Footing: Width .. ZI... . .Depth in Ground .'Z.4.-.. Width of WaU_ .. !O. .. Size of Floor Joists.:i./<lh .. i!i ctlb. 
17. Size 6f Studs,-~.x.G, ... Material of Floor .. C:CI.U.C....Size of Rafters .. - ... :Je ...... .. Type of Roofing.:-::::::::-: .. . . '. 

_.. .:., I hereby certi.fy that to the best of my knowledge and belief the abo,•e application is correct 
, · , 11nd that this building or construction work will comply with all laws, and that in the doing of 
''. · ~. the work authorized thereby I will not employ any person in iolation of the abor Code of the 
_:, _'- • ..... ·-+-''-! • .~late of California relating to Workmen's Compensation Ins nee~ . ., ' 
· .. · Sign here~- . .... . 
·. ··) , DISTRICT e,· . 

... --. 

. ·-, . . 
, · 

. ·• ·,, . ,.,, ·.• .. 

. ,: 
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. . •. 
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... { 
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t, 
l'a 
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:: e 

. OPFJCE ···•-·'"'"·-·-···- . •··"-...... ~.-- -··" ·•·-- ~ ................ ~.. B . . .................... ·••b•~··-·--·~··· .... ·.~• .. •·· ...... - ......................... . 
FOR DEPARTMENT US ~ 

PLAN CHECKING OCCUPANCY SURVEY Investigation Fee $ .................. ,. 

$,2.,QO_ ... ,-.... , ..... ... .l~ ........... _ ....... ~..... Area ofBldg ............... Sq.Ft. 

$.Lo" .. ·----·-· .. ··- ... ~ Fee 

Cert. of 
Occupancy Fee $.... .&O ... 
Bldg, Permit Fee $ ...... . . ;-

Total $ ........ ··-·· 

Clerk 

Flied.with 

~lt't¼'a-

FEE PAID 

Plan Checkin&" IA 
Supplemental Plan CJ.~'klns Jill ✓ .. 

BuildbaJ rerJPlt h l Ot..t. 
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, .,. . · .. · / 
" ,f, ~~p.a,,:;- ,t_ S' (. ;' -

2 · ' · Application for; 
OlT't OF LOlf ANGELES 

. _Relocation. _of Building 1>EPAat1MENT 

AND ,FOR A . . BUILDING' X'm> SAFETY 

, 1 Certificate of Occupancy BUILDING 1>1VJS10N , 

~f J~ ... i:.:!./:t..:, .. :t .. ,..Au•••••••••h•-•~•-•: .. :-... • .. •••••• .... ••••••1~!:!f J.:'::'_,1,1/?ita3!.\~~&0-•••• 
Tn~~J.L.«:!.:.~~ ... /1..~b,::_A.; .. .Z.?~.!'::.t:: .... _,_._.: Trac.t ..... t.,"l.!.,e...t.f.._g_.€. ........ _., .. ~ .. ~.~.-.... · .. ·:,-·· ... , ... .. 
~i~!lf!~n . l-ll~t!'r:::.'.21.' ~ .. ~.~~..Y.J! ...... J°l.'.~.~d:.6-... J!,~r.c.t ...... M: . .Alt.~ .... ~1 A , - -~ b '""_,....,,•~ ,. · ·-~1: ,• ,~ · (~~j " . ~ · Eprovea y $CJ$ 

- ~~s«:-Uon : } .i·,.r..!~~-.~-l.f.'.~'k" .. ,~A~.!':.t.".t.?.:I.!.: ........... ~:.~~ Ci y~l e 
.,.. u~& ' (Bollle N~ and •int) · ;· . · . ' . , =~:lat 1 ~~-'l..L-~r-'.?: .. .P.T.e. .. -tT:'~~~~ . ..:.'..~~::···· ................... -:··-··-··-·~···· .-·--:- · ~ep • 

" ts& INK OB INDELfflLE PEN'CIL . : .7 CA l'C. . / · ' ; . , _ • • · . 

1. --ent u e of b· .. 1,,..iMg · -A,..,,_.,,.,.,,,..,,... ~•31:,;,,.,. :c',.ti,u;;,,,,, ill A · . · R h 
C~ S --,.lU.Ul ..... ~.~.ff't""_. .. - ........ , ......... ~ ......... ffw ..... ,-......................... ~ r ·aJll eS .... 1,, .. ~--••• OOms......,.,6-.............. -•••~ 
• · . (Stbre, DweWn1, Apartr,\ent BoUN, Hotel or other purpoae) • • · • · · 

:.. UOwna of b~~~ .. ~ ~~~o;·:;·;.':~!:~.l.tl6.t.. ............... ;~_Families ...... ~~:-h· •Roo~;..:··f ,;:;·7_ 1, 
!.. er -·-~---..:-Z::::.. ... ______ ........ _~.-..... -....... --.... -............ ~ ..... _ .... _ .... ,~--.-.-._....· .. ·-·--· ............. _ r oneL.r...M .. , ....... _ ... x.~ .. . 

· • · • .. (l'rlrlt Name) · · · - • , /..' • \ 
4..· ~er's Address..~.J.,!.~ .... 8. .. t::.R._!:! .. ~l!:?..!1!!.(.Z. .. .fC:, .. 'J?. o ..... 6:.~:t...A~-~ .. ~!.l.:.l ... ~~-~--~····-· 

· . · · · · · . • • State 
S:.. Certificated Architect .. _ .. _···---·.: ........ _: .. _ ......... _., •. ,. ... _ ... ,.~-••Llcense No .... ___ . · Phone:_· __ ....... - .. 

-

* T-~...:;.: .. d En • , . · ·· s~te • . _ ..,. ~,.,,e gineer __ . ___ .. ______ ............ _ ............... -w .... ~.Llcense No. ................. ---·.--.Phone...------···--·· 
. . · Stitte . '7.· · Contractor_ ........... ______ ............... , · • t.lcense No ______ .P1ion""-· · ___ _ 

... . • --,,.--~· . ~ . ~ -(Oct, 
"" Contractor's Address .. -·---~---·--·-·· .. ···-u·1ndudlnr all labor-;;;;i';;;;~j';;;·d~i, permanen~}-.~6'f ~ 
9.. "O'A T .. ~" 'TION OF PROPOSED wo·RK. 111i.unr;heatlnr, ventll■t1nir. water aupp)y, plumb-. - i.. ~ 

.,,..,_,_.UA ~fire l(lrlnkler, electrical wlrlns UM! elevator •··---- • •-¥. • 
~ 1 , eqwpmeqt ~ Ol' thereon. I ,I 

10. State how many buildings nO'Wl ~ · Show new Plot Plan on 
on new lot and give use of -each~.-~ .... A~~t Rouae. l!o\tl or ou.ei- p•7)°" back of Application 

lL Sb:e .of building to be moved/£(.~ .~.:~umber of stories high..._L_ Height to highest point..~~ fl(" 

12.. Material &terlor Walls.-~~~~-~·-···--·--··--·~----- Exterior framework.Jl~r..l!t~~ ... _.~~ ' 
. · e, - • (Wooil. ·8~ ~MTt; iM • - (Wood ar Steel) ' 

13. Size of Addition ... -.~~~ Size of LoL .. :-. ...x... .... .:.;..-,_ Number of Stories when complete.. ....... _~· 
' - ' .. , "I • 

14. Describe 'briefly all proposed construc~on -and work: · ,,...__. ~ , 
NEW CONSTBVCTION 1 ~rtlfy that the iasuance of this. permit ·wm not violate 

_ any- 'deed restl'iction·ot-record. .-,,,,,,.1'- /Jv,a.• .,...f9"• _ _,..,.-" iVd'- l have also ~ advised that the purchase of either site __ ,:,.a..,:_.--·------····- ... ~·····•~,-··---··•· .. ;or buildinl& fol;' relocation purposes until thla application bas 

A4.,. .y,X_a._'! ____ f!,~?.:-"!:l! .. ~.'!:. ..... !¥.~.~-~ ,beer :i~tae~~ ~t ~is~ ap llcation on,!fi ~nd 

-L.5:k.tfd!(-~-~ ";//"'''"' .. f!:.~~.~-~~ ' Ji~~·-·-:· ~'he::~!1=.~aut!r:~~:v:, n':8:1: itJlmit:!i1 
ff_.t..1:#!.~-!:k..•..l!t'.!!!.~~-,:_Mjl.f-.:J..-.p,_~~-~-· to p'toJlffl¥~or pr ~~· · J of the new site. 
Po' vr/1.J,,. ,~-r . . . -·-I,'..!·---· . -- . _.___ ......... >II--<.:----""- ·~:-··.,;;•,-,•·,·••"·----·-··-••-•·"··-··•· ... , · \MUS'l' 'llll SlGNltD B OWNEll> 

4 • .. . . , '---·----· ---· ------------'. f Jaereby certify ·a.t fo ·ihe .bed of my- lm~ed~e an~ belief-"1• above •Jtplieation is eoneet and that this 
i ht-wiq ,.,r construetiOJL woo will comply ~th all laws, nd that. la the dobic ot.tb~ work authorized thereby 

I -.m ·not employ altY person -~ "lolatlon ol the La'l,o~ Code of the Sta!!_ of C~r~elati" t :Work• 
-~.CompeJtsatloa Jnaunnee.· • _ · ~:"':' . · 
~ - _ (f :. ~ "f:,. ·, · "'-) . · . . . $lgn heft! .... 'fo.;_ ~ ~lhoriAd Acenl) .--

(lffic:e _._ • ...:..._ ·•• G.-.:._ ...... -.... -.... ____ .:... ..... ~ BY--.: ...... · ................ :...._ ................... :.. ................... -
8 ·DEPARTMENT lJSE iY · . • 
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Department of 8uilding and Zafety 
City or·· t41s Angeles 

• ... 

r, c/4s l£'r7# ~6"' 0 ~ , as legal o,·mer _o..f 

' the building to be erect,ed at _5_.,_¥ __ · ¥.., .• _c....._ __ s_/_~ __ R_-_,1.2_,,,._A_· _...,.0_/_J';...,_,T. .... §.._ __ 

as .fully aware of, and app1~ove the design of th.is building utiliz
ing higher stresses in .con-crete, -masozn y, weldin:g, pla·ster ( Strike 
out those not applicable) wh1ch requires contihuous inspection -by a 

. Registered Deputy Building Inspector during construction, under the 
direGtion of the architect or engineer. I am further cognizant of 
the· provisions of the 1os· Angeles City Building Code, Section 
91.0310; which require the archit.ect or en_gineer responsible f'or the 
d~sign of this building to Tile a certificate with the City of 
Los Angeles Department of Building and Safety certifying that the 
building was constructed in confonnity with the approved plans and 
the Los Angeles Building Code before a Certificate of Occupancy 

. w.1i1 be issued for this building~ 

NOTA!t!ZED : 

--~~ l~ ~ \~ ~+ 
~~<? ' .. ~.\ ,t-~. ,\k . 

~otA~'f r»~d; ., A;,J ... R taE CG1mr of 
'· Ui!l Afi·!.J.l:~, 5T,\JE OF C>.l.lfO!Ui~\ 

. ~-M,t C-o~on.EtpitesMarch 17, 1956 
r . 

DUPL!CA{£ 
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1 l!LJ!CT. DIV.. , • APPLICATION TO ., : ===~-·; 0-:: ERECT A NEW BUILDING 
t.ti,,,, ..,,..._ _,. · -~ ·· ANO FOR A 

;-~ _. ,r.:«J ~ - ·!✓./2 _1
..,.......,. Certificate of Occupancy 

-::? 
'Y,,~ .J,,;; ~ Formn-1 

.a,ry.op LOS ANGELES 
D£1:'ART!'tlENT 

or 
BUILDlNt AND SAFETY 

BUILDING DIVISION 

Lot No .... ~ .. ':?., .. _, i .... ~t.:. .. •-·•··- ·-··-····~·······~-·----- ...... ..... _ ................. -.............. -.~--,-A•~ ........... u-·•M•- ···•-•o••· • 

..,...,..,~,,_.. ... ...., ••• ....,_,....,°''"'•••,....___,...,u,, •• .......,••'"r"""'• .. -••••.........,.....,_--......... ..,. .. _ ... ..,.,.._"""'"'""'""'"""•"'-•~''""a,,f'• ,~,. •• ,, • .,. • • ._ ........ ,....,. .. ....,_ ..,,,. • .... ., ..... ~-..•••--.._ ...... ._.--, •• 1",, 
, ,; "). . -· ~-.--~~~v~--... ,/,-ir~-~----------- -----r-_.-•--- - ... --:------ -==- -------~-----..---- --- --

~ ... :, . TraQt. ~~- ., .... :k·--·"""··•·¥-.·"'~--....... --:-r!•,•.~ ............... "! .. .... ~,~~-"""·~·~~- ...... - .. "·"· ........ ► .... , ....... ,~- --.. ~t.--·• -·-.• .. ~--·--.,·~·· .. -_.........._.~.i,,-w•,-,,.,.,. __ .. • 

::·.~: ~:tfo~ ~f ·B~~~~~~L,¥_p-/~~er•~...li;k~BJ'2> ---~-~ \ -Approv~b~ ~ . 
~.-. ··.- __ · ·a --'=-""' -., - -.. .,_,-.---c-.-:.-;,:-., •.:·~-r. -...,....-~tH01J1t ' NUMbet"M"ll'd'"Stl'l!eif·· - -=;-- :,;··. · -'" - "'·= (- -.C ,:E;n,meec., ·· -
, ') /_/~ ..,,_ .--.J_ ....... r,,~ • h • • • • : b •••••• .. • 

Between what cross streets.~ .... ~~✓-~ ... :7-: ....... .a:,"~~ .......... ,-...... .. puty. 

USE INK OR INDELIBLE PENCIL ~ • 
· 1. Purpose of building._ . ... d .e.r: . ... . £ ........ .. ::?.'!!~.~:'!:. ....... .... ........ Families .•. ~ .. ?2 .. Rooms .. .. 1..~. 

\ ... 

J, (Store, Dwelling. Apattmenl Houso, Hotel or other purp01e) 

2. Owner ...... : ... . ~-~ C:~/( .. ~·-- .kef:..t:?. -7". ,! ... ~ ...... . ,..- ...... , .. . ~·---······ ··~··· · Phone.». .. :: .r$.l.f / ...... .. .. . 
1:Pl-lnt Name, L, 

3. Owner1s Address .. 'hi/'~ ( ... t..~ .. ~.€..Y.~.~t::;(.. .. , /(~ .. ~ ..... ...P: 0 .... ~:L:·····/.la-?4.& f;., .. ?..t 0, :.( ,C. 

4. Certificated Architect..:. . .. .... ..: .......... ::: ............ ~ .. f!:~eNo .. . ........ ....... . Phone ...... · ·~······: ..... . 

5. Licensed Engineeer ... r~ .. , . ✓. .. ~ .... z:;;, (.:€.d. ..... -- ......... ~ ..... t~!~seNo~.1; .. . 1o-:;:ll- .. ~.PhoneLu . .y. ... 7..7.Qb 
0 e,,J '7 € .r- . S~ate 

6. Contractor.... . ............ ,. .•. .. ...... . ........... ·····~···--·-- .................. Lu:ense No.. . ......... ... .. .... Phone.... .. .... , .. ····••W• 

~· .contractor's Address ...•. . J tf ./4.E ... ~ .. ··• · ·••b• . ........... ~ ••••••• •• , • •••• . ..... .... .... 2..4 2' 000 wH-~ 
8.. VA UATION OF PROPOSED RK I f::i~tl~~1h:~u~~~e~'1~1a'n~~~"-!~t!~d.~~~f:,r~1~g! \ ~ 9 ~ ~ <i O L WO t Ing. fin, sprinkler, electrical wiring an:f efevator t $ .. 7 . .,_. ,;,< ....... .............. . 

cqufpment therein or thereon. 

9. State howdm_!lny buildin~s NOW l :.·-·••···•-·••··•·•• ..... ,l.'Yi.f'::..!:. ..................... ~ ............... -.. , .......... _ ........ _, .. ,. .. 
on lot an give U9e of each, I (Store, Dwclllnr, Apartment HoU5t,. Holo,i or other purpose) 

10. Size of new building .... 9 .0 x . .t.?.J.'.. No. Stories ...• ?. Height to highest point...~.?.. Size lot.(. °.9..x./.8..Y 
11 M • 1 E . W 11 ..s;r~cc:.o T fR .. fl~-- ''c:,,.,..,.PO :;/,. , ater1a xter1ot a s . . .. ......... . . ... .,, ... _ .. .,.......... .......... .. . .. . ... . ype o oo ng_,,. .... !;'... -.,i. ··•~· .• 

For 
Accessory 

12. Buildings 
and similar 
structures l 

(a) Footing: Width.... .. ...... ... .. 

(b) Size of Studs .......... .. . ·---· .. 

(<:) Si~ of Floor Joists. .... ........... _,x ..... ............. Siz of Rafters ... _ ...... - ... -.x ............... . 

I hereby certify that· to the ftest of my knowledge and belief the above application is correct and that this 
building or .?onstruction work will comply with all laws, and that in the oing of the work ;iuthorized thereby 
·l will not employ any ·person in violation of the Labor Code o( the Sta · f Calif relatin to Workmen's 
Compensation . Insurance. 

Dl'STJUCT 
OFFICE , 

Fee 
TXJ'E 

JL. 
GKOIJP 

-qH- ~4F·t 

Tl'PE OF RECEIPT 

$ t/2,.(J()f). ~. ... ,. 
ZS$> 

Ki,)'Lot 

Corni,r Lot Kend 
Zone 

R-'-1 
Bide, ni, 

Investigation Fee $ •• ~"'.Al..::6 
Bldg. Permit Fees .• ~~~. 
Total $ ............. - ... . 

✓ 

;.. lltlJWlac•enDu. 
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~ ROMAINE 
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~ BARTON 

ZONE: RD1 .5-1XL 
C.T.: 1917.20 
P.A.: HOLLYWOOD 
T.B. PAGE: 593 GRID: H6 
MAP REF.: MB 2-46 
D.M. NO.: 144B193 

LEGAL DESCRIPTION: 
TRACT: SIERRA VISTA TRACT 
BLK: BLKA 
LOT: 34, 33, 9 
C.D. : 13 • MITCH 0' FARRELL 
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ZONE VARIANCE 
5446 W. SIERRA VISTA AVE. 

CASE: 
SUBJECT SITE OWNER 

5446 W. SIERRA VISTA AVE. SIERRA ROMAINE LLC 
PO BOX48528 

11 

LOS ANGELES, CA 90038 
APN: 5536-021-019 LOS ANGELES, CA 90048 DATE: ,e1 1 
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REPRESENTATIVE 

UPDATED: "t •-14 ·•I(;, 

G 5443 ROMAINE ST 
LOS ANGELES, CA 90038 PLAN & PERMIT INC. USES: FIELD 

APN: 5536-021-007 JOSEPH PAZCOGUIN NET AC.: 0.594 (AC) 
SCALE: 1" = 100' 
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Vicinity Map 

Sierra Vista Ave 

~omaine St 

Barton Ave 

Sierra Vista Ave 

0 
5446 Sierra Vista Ave. 
Los Angeles. CA 90038 

Smart & Final ~ 

~ Mm7bt. 

Vim Thal If◄ 
Barton Ave Restaurant 

Choeng Wun Restnuront lf1 

Address: 5446 SIERRA VISTA AVE 

.. #18-139 
■ 
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ZONE: RD1 .5-1XL 
C.T .: 1917.20 
PA: HOLLYWOOD 
T.B . PAGE: 593 GRID: HS 
MAP REF.: MB 2-46 
D.M. NO.: 144B193 

LEGAL DESCRIPTION : 
TRACT: SIERRA VISTA TRACT 
SLK: BLKA 
LOT: 34, 33, 9 
C.D.: 13 • MITCH O' FARRELL 

I ' ~ 0 ,., .. ,;~w""'' .. ..:!'.!J;'" 
, . • • "i'Y -,- - --

. i - •! /"' . . ' I/ 
f c: 10! ·,!_7_-___ __ -~ -- •• . 

I V ·· --- -- - ·· + 
'------", I---+-+---._-+---!- @ 

__ .,,. 36. 

35. / 34. 33. 32. 39. 
I 

I 40. 
RO .5-1> 

~J--;-- 1- 31 . 30. 

~00©0 

G) @ @ @ 

, RD . 5-1 

; i 
22. 23. 24. 25. 

121 . 20. 19. 18. 
\ 
I R2 IXL 

• l 
! \ . 

G) ,© © ©' 
\ 
' 0 

© 

RD .5~1X 75. 

\ 
84. 83. 

!0 
© 

© 0 

0 ~ © 

" ...J 
CL 

rn 
:!:: 
w 
a: 
0 
z . ;<{ 
I-
rn 

" 

rn 
:!:: 
w a: 
0 z 
<{ 

I-rn 

:© 
·· ..... _ : 

;'·-........ 

88. 89. 90. : 91 . 

• • 1 Ii! . 
_4_2:. 

0 
@ 

0 

' 

0 
66. 

R -0 
68. 

69. 

0 

0 

--.. _ 
92. 

pi 
~ 

C2· D 
43. 

41. 44. 45. 
52. 

54. 

53. I . .. 

'-. 

@O 
• 

• i ' . 
RD .5-1 X 

i~ ? 

i! ~ 5l 

0 © 0 0 0 ·, 

01 5-1X ' 

65. 64. 63. 62. 61 . : . 
70. 71. 72. 73. 

--· 
0 0 : © 0 

0 © @ © © 0 0 
RD 1.5- XL 

-~ :·· 1-g.t, °?.17 ne~ ~ 
i.-----

98. ----99. 

ZONE VARIANCE 
5446 W. SIERRA VISTA AVE. 

SUBJECT SITE OWNER 
5446 W. SIERRA VISTA AVE. SIERRA ROMAINE LLC 

LOS ANGELES, CA 90038 PO BOX 48528 

APN: 5536-021-019 LOS ANGELES, CA 90048 

5443 ROMAINE ST REPRESENTATIVE 

LOS ANGELES, CA 90038 PLAN & PERMIT INC. 

APN: 5536-021-007 JOSEPH PAZCOGUIN 
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G USES: FIELD 

NET AC. : 0.594 (AC) 
SCALE: 1" = 100' 
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THOMAS BROTHERS ASSESSOR PARCEL NUMBER: 5536-021-019 

Page: 593 Grid: H-6 
in Service 

■ ■ ■ 14549 Archwood St. Sune 301 
Van Nuys, California 91405 

Phone (818) 997-7949 - Fax (818) 997-0351 
qmapping@qesqms.com 

DRAWN BY: 

SITE ADDRESS: 5446 SIERRA VISTA VENUE 
LEGAL 
LOT: 33,34 

TRACT: SIERRA VISTA TRACT 
M.8.2-46 

CONTACT: COLLABORATE 

CD: 13 

CT: 1917.20 

PA: 107-HOLLYWOOD 

USES: FIELD 

CASE NO: 
SCALE: l"; 100' 

D.M. : 144B1 93 

PHONE: 213-986-2131 
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AUTOMOBILE w/ BICYCLE RACK AREA (SHORT TERM) 

V, 
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< m z 
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m 

LOT AREA - 25 895.7000 SQ. FT. 

BUILDING AREA- 29 924.0000 SQ. FT. 

OPEN SPACE AREA - 2936.7882 SQ. FT. 

PARKING SPACE AREA-1 28.6667 SQ FT. 

PARKING LOT AREA - 16332.7604 SQ FT 

NC/M,; PRIVATELY FUNDED. INI OllE§ 
NOTAX-INCTNTIVE APPLIE7------- ------------; 

~•---•----•I"••---
o r .H. rtl "4.l l L• • .U 

,1 4,t,•-~ .,, m ••'- ·--------• irtt-t') ._ ••••• ~-~---- • •• 

EQ 

EQ EQ 

EQ 2' 

TOP VIEW 

NOTES: 
EQ EQ EQ Single wide loop bike rack constructed of 2.375 in.(60mm) 
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Officers: 

Damien Burke, Chair 

Anthony Conley, Vice Chair 

Jessica Salans, Treasurer 

5500 Hollywood Blvd. #313 
Los Angeles, CA 90028 
info@hsdnc.org 
www.hsdnc.org 

February I 5, 2019 

CITY OF LOS ANGELES 

HOLLYWOOD STUDIO DISTRICT 

NEIGHBORHOOD COUNCIL 

HOLLYWOOD 
STUDIO DISTRICT 
Neighborhood Council 

Mr. Jack Chiang, Associate Zoning Administrator 

City of Los Angeles , City Planning Department 

200 N. Spring Street, Room 763 

Los Angeles, CA 90012 

Re: ZA-2016-4729-ZV; ENV-2016-4730-CE; 5446 Sierra Vista Ave., Hollywood. 

Board Members: 

Alex Alferov Jessica Salans 
Damien Burke Bill Murphy 

Anthony Conley Bryan Parent 
Keith Cornella Myra Chete 

Paul Dougherty Jose Torres 
Doug Haines Jason Vogel 

Dassler Jimenez Jonathan Bayley 
Richard King Carlos Marroquin 

Jessica Kwon Ellie Albertson 
Anita McMillan 

At its February 11, 2019 regular meeting, the Governing Board of the Hollywood Studio District Neighborhood Council 

did not support a request by applicant Lila Eilat for a variance to permit the conversion of a manager's office and three 

storage rooms into additional residential units in an existing 32-unit, non-conforming apartment building at 5446 Sierra 

Vista Ave. 

The Board's vote followed a recommendation by the neighborhood council's Planning and Land Use Management 

Committee to oppose the variance request. 

Prior to the vote of the Board, the applicant's representative presented the entitlement request and answered questions 

regarding the proposal. 

Attached please find additional material reviewed by the Board prior to its vote. 

Anthony Conl 



HOLLYWOOD STUDIO DISTRICT NEIGHBORHOOD COUNCIL 

A variance request to provide relief from the limitations of the restricted density zone, in order 
to convert storage rooms and an office into four additional dwelling units in a 1954, 32-unit 

apartment building located at 5446 Sierra Vista Ave. 

Applicant Lila Eilat seeks a variance to allow the conversion of a manager's office and three storage 
rooms into additional residential units with no parking in an existing 32-unit, non-conforming 
apartment building at 5446 Sierra Vista Ave. Under the current zoning, which is restricted density, 17 
units are permitted on the site. City Planning Case #s ZA-2016-4729-ZV; ENV-2016-4730-CE 

The proposed project is located within the boundaries of the Hollywood Studio District Neighborhood 
Council. The project site is in the 5400 block of Sierra Vista Ave. between Western Ave. and St. Andrews 
Pl., one block south of Santa Monica Blvd. The site is currently improved with a 1954, 32-unit, two-story 
courtyard apartment building totaling 23,344 sq. ft. on the combined lots. In 1989, this area of Hollywood 
was downzoned due to California Assembly Bill AB 283 from a high-density designation of R4 to restricted 
density RDl.5-lXL. Under the R4 zoning, the site was permitted to have the 32 units. With the zoning 
change in 1989, the al1owed density for the site became 17 units. The applicant purchased the property in 
2012, and now seeks relief from the underlying zoning restrictions to allow for 36 units. 

!!il""'~---111 

__ __ j 

The site is in census tract 1917.20. In 2010, the U.S. Census estimate for the population of this tract was 
3,770 persons, which was an 8 percent decline in population from the year 2000 census. In the 2017 U.S . 
estimated census, tract 1917.20 is pegged at a population of 3,646 persons, or a 13 .5% decline from the year 
2010 figures. 



Proposed variance for an existing 32-unit apartment building at 5446 Sierra Vista Ave. 
Page2 

View Mo~ Ma;>s I • 

Change In population 
since2000 
■ O..cr 20%, incm..,sc 

10'% tl20% 

O".i- to10% 

O"kto•10% 

·10% b-20% 

Over 20'% decfi ne 

Zoom to a Stale I • 

California 

37,253,956 +10.0% 

Whllos : 40% • 5% 
Blocko: 6% 1"' 
Hispan ics: 383/, +28% 
Asl:Jns: 131>/. t31% 
Native lvncr.: 0% -9"' 
MuHimcbl: 3% +7% 
Other groups: 1% +22% 

II 

□ Cenaua tract 19172 
' . " Popubtioo in 2010: 3, no 

Chongo ~nee 2000: • 7.9"' 
~H,-..f. E .,!•• l 

t..> i,)~ ::' '.:,('• : . .-,..., 

Whilos: 13o/o +30% 

Bbck&: 3% .. 11% 

Hlop:mk:5: 73% · 5% 
Asian&: SC/o - 36% 
Nati,e Amer.: 0% ~.100•.~ 
Mulllrnclal: 1% -69% 
Ol:hcrgoops: 0% •63% 

IJ '.. lt'll •. l 

Year 2010 U.S. Census figures for the subject site's census tract. 

l017' merlcan Community Survey 

t\merican Community Survey: Census Tract 1917 .20, Los Angeles Coun-

Population 

Tot.al Population 

Total 
Population: 
Male 

Total 
Population: 
Female 

...... Back to Map 

Census Tract 1917.20, Los 
Angeles County, California 

3,646 

·13.5%.J. 

2,004 
55.0% 

·11.7o/ ... 

1,642 
45.0% 

-15.6% .. 

Los Angeles 
County, California 

10,105,722 

2.7¾ t 

4,979,641 
49.3% 

2.6% t 

5,126,081 

50.7% 
2.B% t 

California 
United 
States 

36,982,847 321,004,407 

4.4% t 3.B% t 

19,366,579 158,01 8,753 
49.7% 49.2% 

4.3% t 3.9% t 

19,61 6,268 162,985,654 
50.3% 50.8% 

4.5% t 3.7% t 

Year 2017 U.S. Census estimated population changes for the subject site's census tract. 



Proposed variance for an existing 32-unit apartment building at 5446 Sierra Vista Ave. 
Page 3 

Current Reguest before the Board 

The applicant seeks a variance to provide relief from the density limitations of the underlying 
RDI .5-IXL Zone pursuant to Los Angeles Municipal Code Section 12.09.1 .B.4. The applicant 
seeks the variance approval to convert three storage rooms and a manager's office into residential 
dwelling units , increasing the number of units in the building from 32 to 36. The applicant proposes 
to provide bicycle parking in lieu of the required additional parking stalls . The applicant further 
requests that the variance be determined to be categorically exempt from the California 
Environmental Quality Act (CEQA). 

Standard of Review for a variance: 

Purpose: The purpose of a Variance from the Zoning Code is to make the property in question equal to 
the surrounding properties and not to grant special privileges or permit a use that is inconsistent with 
other nearby properties. 

The hardship must be caused by special physical circumstances or limitations relating to the land, such 
as its size , shape, topography , location or surroundings that deny it the same development rights as other 
properties in the same zone and vicinity. A grant of a variance is generally allowed when the land is 
otherwise unusable. 

California law and the City Charter require that a variance from a zoning ordinance must show that 
the applicant would suffer practical difficulties and unnecessary hardships in the absence of the 
variance , that these hardships result from special circumstances relating to the property that are not 
shared by other properties in the area , and that the exception is necessary to bring the applicant into 
parity with other property owners in the same zone and vicinity. 

Specific findings for granting a variation from the Zoning Code are required under Section 65906 of 
the California Government Code, which states: 

Section 12.27 of the Los Angeles Municipal Code & Section 562 of the Los Angeles City Charter 
require a variance approval to be supported by written findings of all of the following: 

a) That the strict application of the provisions of the zoning ordinance would result in 
practical difficulties or unnecessary hardships inconsistent with the general purposes 
and intent of the zoning regulations; 

b) That there are special circumstances applicable to the subject property such as size, 
shape, topography, location or surroundings that do not apply generally other property 
in the same zone and vicinity; 

c) That the variance is necessary for the preservation and enjoyment of a substantial 
property right or use generally possessed by other property in the same zone and 
vicinity but which, because of the special circumstances and practical difficulties or 
unnecessary hardships, is denied to the property in question; 
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d) That the granting of the variance will not be materially detrimental to the public 
welfare, or injurious to the property or improvements in the same zone or vicinity in 
which the property is located; and 

e) That the granting of the variance will not adversely affect any element of the General 
Plan. 

Section 562 of the LA City Charter further states: "The grant of a variance may include conditions that will 
remedy a disparity of privileges and that are necessary to protect the public health, safety or welfare and 
assure compliance with the objectives of the General Plan and the purpose and intent of the zoning 
ordinance. A variance shall not be used to grant a special privilege or to permit a use substantially 
inconsistent with the limitations upon other properties in the same zone and vicinity. The Zoning 
Administrator may deny a variance is the conditions creating the need for the variance were self-imposed." 

Standard of Review for a Cate~orical Exemption from CEOA: 

The applicant seeks a determination that the project is Categorically Exempt from CEQA, per a Class 32 
exemption, and that there is no substantial evidence that an exception applies per CEQA Guidelines Section 
15300.2. A Class 32 exemption must meet the following criteria: 

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

2) The development occurs within city limits on a project site of no more than five acres; 
3) The project site has no value as habitat for endangered, rare or threatened species; 
4) Approval of the project would not result in any significant effects relating to traffic, noise, air 

quality, or water quality; 
5) The site can be adequately served by all required utilities and public services; 

CEQA Guidelines Section 15300.2 requires environmental review if any of the following applies: 

a) Location in a sensitive environment; 
b) Cumulative impacts of successive projects of the same type in the same placeis significant; 
c) The activity may have a significant effect on the environment due to unusual circumstances; 
d) Damage to a scenic resource; 
e) Hazardous waste sites; 
f) The project would impact a historic resource. 

Plannin~ Committee review 

The Planning Committee conducted two hearings on the proposed variance: on March 8, 2018, and at its 
May 3, 2018 meeting. In attendance was the applicant's representative. The city has also conducted two 
public hearings on the variance request: on September 26, 2017, and January 15, 2019. Members of the 
PLUM Committee attended both of the city hearings. 

Discussion of the variance request by the PLUM Committee centered on 1) the lack of any hardship to 
justify the entitlement, 2) the fact that the existing apartment building already has a density of almost four 
times what is currently allowed, 3) that the grant of the variance would establish precedent, 4) that the 
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variance request if granted would violate AB283 and the General Plan designation for the area as restricted 
density, and 5) the Hollywood Community Plan Update does not propose upzoning this area, in recognition 
of the existing infrastructure limitations . 

The PLUM Committee voted unanimously (5-0) at its May 3, 2018 meeting that the findings for the 
variance cannot be made, and the request is unjustified . 

Submitted to the Board for its Feb. 11, 2019 meeting. 
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5446 Sierra Vista, ZA-2016-4729-ZV 
1 message 

Nicole Kuklok-Waldman <nicole@collaborate-la.com> 
To: .Jack Chiang <jack.chiang@lacity.org>, Amy Ablakat <amy.ablakat@lacity.org> 

Hello Jack, 

Jack Chiang <jack.chiang@lacity.org> 

Tue, Feb 12, 2019 at 5:29 PM 

As you requested at the rehearing of 5446 Sierra Vista, I attended the Hollywood Studio District 
Neighborhood Council on February 11, 2019. After a rather heated discussion, the full Board voted 6-5 to 
oppose the project based on the variance findings. The five votes in the minority tried to propose an 
alternative where they would support the proposal if all four units were income restricted, two units for Low 
Income tenants and two units for Moderate Income tenants. 

As Council Office may have already informed you, we voluntarily agreed that two of the units would be 
designated for low income tenants, while the remaining two units would be market rate. All units, having 
been constructed prior to 1978, would be subject to the Rent Stabilization Ordinance pursuant to the 
Municipal Code. 

While I know that variance findings can be difficult to make, I am confident you can make the requisite 
findings here. If you would like me to draft and forward additional findings and justifications for the project, 
please let me know and I would be happy to do so. 

As an aside, and I am aware this is outside of your control, I do think the Planning Department really needs 
to consider its requiring that Projects be heard before the Neighborhood Council. At the Land Use 
Committee meeting for this item, I was mansplained for 45 minutes. If I had been in a workplace, I would 
have had a harassment claim. Even at the meeting last night, I was yelled at more than once. 

I am at a point in my career where I refuse to attend a Neighborhood Council meeting without a witness or 
a camera. I have been at Neighborhood Council Meetings where 911 was called on more than one 
occasion. I would suggest the Planning Department seriously consider the requirement that I be subject to 
this harassment by groups but more specifically by individuals like Doug Haines and his friends. It is not 
only annoying and wasteful, it is immoral. 

Please let me know if you need anything else. 

Thanks, 
Nicole 
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Nuri Cho <nuri.cho@lacity.org> 

---- -- -··- - --·-----·- --- --- ---------- ------- ---
5446 Sierra Vista 

-------- ---- -- ----- -
Nicole Kuklok-Waldman <nicole@collaborate-la.com> 
To: Nuri Cho <nuri.cho@lacity.org> 

Hi Nuri, 

Thu, May 3, 2018 at 11 :44 PM 

Just wanted to update you on Hollywood Studio District NC; we had a Land Use Committee hearing this evening. I know 
that none of my experience with this NC will change the fact that we have to appear before them, but I wanted to make 
sure you know about a couple of things that happened. 

At our March hearing, there was no quorum, so Doug Haines as Chair could not get enough votes to officially oppose our 
project. One of the community members spoke up in support of our project, and Doug told him our proposal was illegal 
and the NC was not allowed to support it. He regularly shushed me for speaking and told me I wasn't respectful of him 
when I asked him for legal support for his assertions. Used to that by now, so no surprises there. 

On Tuesday, I was copied on a strange email from Joseph's assistant. When I asked her to tell me what the email was 
about, she forwarded me a notice for a special meeting of the Hollywood Studio District Neighborhood Council Land Use 
Committee. I was never formerly noticed of this meeting, although Doug Haines did call my office later that day. It was 
clear that Doug was able to get a quorum and tried to place all the backed up projects on an agenda. Luckily, I was able 
to move my schedule around to attend, but Joseph was out of the country. I don't think this type of noticing, aside from 
lacking state law requirements, really works to engender fairness or community support of the NC process. It's not worth 
contesting, but it isn't appropriate, either. 

Unsurprisingly, the full quorum opposed our project, as they did with all of the projects on the agenda last night. Let me 
know if you need me to follow up with the ZA or anyone else to update them on NC. 

Please let me know if you need anything on this file; I think I am up to date, at least for now! Thanks for your help on this. 

Best, 
Nicole 

Nicole Kuklok-Waldman 
colLAborate 
555 West Fifth Street, Suite 3500 
Los Angeles, CA 90013 
(213) 986-2131 main 
(818) 468-1983 cell 
www.collaborate-la.com 
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Jack Chiang <jack.chiang@lacity.org> 

Fwd: 5446 Sierra Vista (ZA-2016-4729-ZV) 

Nuri Cho <nuri.cho@lacity.org> 
To: Amy Ablakat <amy.ablakat@lacity.org> 
Cc: Jack Chiang <jack.chiang@lacity.org> 

I was away from my desk for meetings until now. Thank you for the update Amy. 

On Thu, Nov 16, 2017 at 1:20 PM, Amy Ablakat <amy.ablakat@lacity.org> wrote: 
Hi Nuri, 

Thu, Nov 16, 2017 at 3:35 PM 

Just a FYI, I already spoke to Jack. We recommended the units be restricted to low-moderate income le\els. 

2 units- Low income levels 
2 units-Moderate income levels 

Please let me know if you ha\e any questions or concerns. 

Thanks, 
-- Forwarded message --
From: Amy Ablakat <amy.ablakat@lacity.org> 
Date: Thu, Nov 16, 2017 at 12:59 PM 
Subject: Re: 5446 Sierra Vista (ZA-2016-4729-ZV) 
To: Nuri Cho <nuri.cho@lacity.org> 

Hi Nuri, 

I just left you a \Oice message, please gi\e me a call back at your earliest con\enience. 

Thanks, 
Amy 

On Thu, Nov 16, 2017 at 11 :21 AM, Amy Ablakat <amy.ablakat@lacity.org> wrote: 
Hi Nuri, 

Please clarify the following, we want to make sure we ha\e the most accurate information. 

The project description shows the con\ersion of an existing manager's office and three storage rooms into one 
(1) one bedroom apartments and three (3) studio units. 

Ha\e you recei\ed information from the applicant if these were con\erted into units prior to this request? Would this 
request be considered self-imposed? 

Also, ZIMAs shows 32 units currently and 35 bedrooms . What is the total number of units and number of bedrooms 
being proposed? 

Thank you, 
Amy 

On Thu, Nov 16, 2017 at 8:41 AM, Nuri Cho <nuri.cho@lacity.org> wrote: 
Hi Amy, 



Thank you for the update. Oi.. Jllywood Unit has not been getting any oth, _v cases for UDU projects. I am not 
sure about other geography. 

Best, 

On Wed, Nov 15, 2017 at 4:14 PM, Amy Ablakat <amy.ablakat@lacity.org> wrote: 
Hi Nuri and Jack, 

We are pending information from the applicant, they were going to confirm the AMI and with housing 
department? Also, we would like to know if planning is receiving these requests for zone variances for projects 
that do not meet the UDU requirements/ criteria? 

Thanks, 
Amy 
-- Forwarded message --
From: Jack Chiang <jack.chiang@lacity.org> 
Date: Wed, Nov 15, 2017 at 3:36 PM 
Subject: Re: 5446 Sierra Vista (ZA-2016-4729-ZV) 
To: Nuri Cho <nuri .cho@lacity.org> 
Cc: Nicole Kuklok-Waldman <nicole@collaborate-la.com>, Amy Ablakat <amy.ablakat@lacity.org>, Mark 
Silber <mark@elitmg.com>, JP <planandpermit@gmail.com> 

Please also fill me in on the Neighborhood Council's recommendation. Thank you. 

Jack Chiang 

On Wed, Nov 15, 2017 at 3:32 PM, Nuri Cho <nuri .cho@lacity.org> wrote: 
Hi Nicole and Amy, 

I belie..e the Council Office has been requesting the four (4) units to be restricted to Low Income Households, 
while the applicant wants to restrict them to Moderate Income Households. Were you able to come to an 
agreement on the affordability le..el? 

Per Nicole's email dated September 25th, it seems like the applicant is agreeing to the Low Income 
Household le..el. 

Please confirm, as Jack is waiting for CD 13's response prior to issuing the Letter of Determination. 

Thank you. 

On Mon, Sep 25, 2017 at 4:33 PM, Nicole Kuklok-Waldman <nicole@collaborate-la.com> wrote: 

Dear Nuri, 

Thanks for talking with me earlier today. After our call, I spoke with Amy Ablakat of Councilmember Mitch 
O'Farrell's Office, and we discussed my difficulties coordinating with the Neighborhood Councils, as well , 
prior to tomorrow's hearing. It appears that the Neighborhood Councils are having difficulty getting together 
and obtaining a quorum for decision making, although Council Office can certainly fill you in more on this . 
As I told you, we are happy to continue to try reaching out to the Neighborhood Councils should that be 
desired. 

Amy and I also discussed the status of the units , and on behalf of my client, we are happy to agree to a 
\Oluntary condition restricting the four units proposed as units subject to an Affordable Housing Co..enant 
administered by the Housing and Community ln..estment Department for Low Income Individuals at 80% of 
AMI, should the variance be appro..ed. This would result in the net increase of four new affordable units to 
the local Hollywood housing supply. When considering that most affordable units coming online are ..ery 



low-income units due . ,he State's Dens ity Bonus Law, this prm,idt. ..1n opportunity for the City to pro~de 
reasonably-priced workforce housing in Hollywood. 

While I am aware that variance findings can be difficult to make, I would like to draw your attention to a 
couple of key issues that make this variance request different and appropriate. Specifically, at the outset, 
these units are not subject to the Unpermitted Dwelling Unit Ordinance (''the UDU") because the units were 
not illegally populated when the UDU was passed or within the period prescribed by the UDU. As a result, 
the UDU has the im,erse consequence of punishing my clients for following the law and keeping these units 
uninhabited, resulting in unfair and unequal treatment under the code. In addition, there is a statewide 
affordable housing crisis that is creating difficulty for many to find and obtain affordable housing. This 
variance is an easy way for the City to place four new affordable units on the market without any physical 
change to the en~ronment , and in an appropriate multi-family zone. 

My client is a housing pro~der in Los Angeles that seeks to comply with the law and that pro~des good, 
clean, and safe housing to many of its residents. We appreciate the City 's consideration of this request , 
especially after we learned that the site was not eligible for relief under the UDU. 

Thank you for your consideration, and we look forward to seeing you tomorrow at the hearing. 

Very Truly Yours , 

Nicole Kuklok-Waldman 

Nicole Kuklok-Waldman 
col LAborate 
555 West Fifth Street, Suite 3500 
Los Angeles , CA 90013 
(213) 986-2131 main 
(818) 468-1983 cell 
www.collaborate-la.com 
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