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PROJECT 
LOCATION: 

 
 
 
425-427 ½ South Union Avenue 

  
PROPOSED 
PROJECT: 

The project includes the demolition of an existing single-story fourplex and a detached 
accessory building for the construction, use, and maintenance of a six-story, 38-unit residential 
apartment building over one subterranean level of parking containing 20 vehicle parking 
spaces, 34 long-term bicycle parking spaces, and 3 short-term bicycle parking spaces. The 
proposed building will contain approximately 29,610 square-feet of floor area, resulting in a 
Floor Area Ratio (“FAR”) of 4.5:1 and will rise to a height of 76 feet and 8 inches. In exchange 
for the requested Base and Additional Incentives that the project is eligible for pursuant of the 
Transit Oriented Communities Affordable Housing Incentive Program, the project will reserve 
four (4) units for Extremely Low Income households. 

 
APPEAL: Two (2) appeals of the Director of Planning’s determination conditionally approving a Transit 

Oriented Communities Affordable Housing Incentive Program project, pursuant to Los Angeles 
Municipal Code (“LAMC”) Sections 12.22 A.31 and 12.22 A.25(g). 

 
RECOMMENDED ACTIONS:  
 

1. Determine that, based on the whole of the administrative record as supported by the 
justification prepared and found in the environmental case file, the project is exempt from 
the California Environmental Quality Act (“CEQA”) pursuant to CEQA Guidelines, Article 19, 
Section 15332 (Class 32), and there is no substantial evidence demonstrating that any 
exceptions contained in Section 15300.2 of the State CEQA Guidelines applies; 
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2. Deny the appeal of DIR-2022-310-TOC-VHCA and sustain the decision of the Director of
Planning for the construction, use, and maintenance of a six-story, 38-unit residential
apartment building with four (4) of the units reserved for Extremely Low Income Households;
and

3. Adopt the Director of Planning’s Conditions of Approval and Findings.

VINCENT P. BERTONI, AICP 
Director of Planning 

Jane J. Choi, AICP, Principal City Planner    Yi Lu, AICP, City Planner 

Erick Morales, Planning Assistant 
erick.morales@lacity.org 

ADVICE TO PUBLIC:  *The exact time this report will be considered during the meeting is uncertain since there may be several other items on the agenda.  
Written communications may be mailed to the City Planning Commission Secretariat, 200 North Spring Street, Room 272, Los Angeles, CA 90012 (Phone 
No.213-978-1300).  While all written communications are given to the Commission for consideration, the initial packets are sent to the week prior to the 
Commissions meeting date.  If you challenge these agenda items in court, you may be limited to raising only those issues you or someone else raised at 
the public hearing agendized herein, or in written correspondence on these matters delivered to this agency at or prior to the public hearing.  As a covered 
entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will 
provide reasonable accommodation to ensure equal access to its programs, services and activities. Sign language interpreters, assistive listening devices, 
or other auxiliary aids and/or other services may be provided upon request.  To ensure availability of services, please make your request not later than 
three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1299.  
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PROJECT ANALYSIS 
 
Appellate Decision Body 
 
Pursuant to Sections 12.22.A.31 and 12.22 A.25 of the Los Angeles Municipal Code (“LAMC”), 
appeals of Transit Oriented Communities Affordable Housing Incentive Program cases are heard 
by the City Planning Commission. The appellate decision of the City Planning Commission is final. 
 
Project Summary 
 
On July 19, 2022, the Director of Planning approved a Transit Oriented Communities Affordable 
Housing Incentive Program project involving the construction, use, and maintenance of a 38-unit 
residential apartment building, of which four (4) dwelling units will be reserved for Extremely Low 
Income households for a period of 55 years with Tier 3 incentives. Two aggrieved parties with 
standing appealed the project. 
 
The proposed project involves the demolition of an existing single-story fourplex and a detached 
accessory building for the construction, use, and maintenance of a six-story, 38-unit residential 
apartment building over one subterranean level of parking containing 20 vehicle parking spaces, 
34 long-term bicycle parking spaces, and 3 short-term bicycle parking spaces. The proposed 
building will contain approximately 29,610 square-feet of floor area, resulting in a FAR of 4.5:1 
and will rise to a height of 76 feet and 8 inches. The unit mix will be comprised of five (5) studio 
apartments, 21 one-bedroom apartments, and 12 two-bedroom apartments. There will be 3,130 
square feet of open space, comprised of 1,300 square feet of private open space and 1,830 
square feet of common open space on the first and sixth floors. Additionally, the project requires 
the export of 4,625 cubic yards of earth and the removal of three (3) non-protected trees on-site 
with trunk diameters greater or equal to eight (8) inches. 
 
The proposed project site is comprised of a single lot with an area of approximately 9,139 square-
feet and approximately 50 feet of street frontage along Union Avenue. The project site is zoned 
R4-1 and is in the Westlake Community Plan area with a High Medium Residential land use 
designation. The proposed project site qualifies as a Tier 3 Transit Oriented Communities housing 
project based on being located within one half mile from the Metro Westlake / MacArthur Park 
Station, which is served by the Metro B (Red) and D (Purple) Lines. The proposed project site is 
located within a Transit Priority Area, a State Enterprise Zone, the Westlake Recovery 
Redevelopment Project Area, an Urban Agriculture Incentive Zone, and a BOE Special Grading 
Area. On December 22, 2021, Planning staff approved an administrative review of the proposed 
project with the Westlake Recovery Redevelopment Plan and determined the project conforms to 
the Redevelopment Plan. 
 
Pursuant to the Transit Oriented Communities Affordable Housing Incentives Program, the project 
was determined eligible for the following three (3) Base Incentives which are granted by-right for 
eligible TOC projects, and three (3) Additional Incentives to construct the proposed project:  
 
Base Incentives. 
 

a. Density. Increase the maximum number of dwelling units by up to 58 percent to allow 
a maximum residential density of 38 units in lieu of 24 units otherwise allowed; 
 

b. Floor Area Ratio (FAR). Increase in FAR by up to 50 percent to allow an FAR of up 
to 4.5:1, in lieu of 3:1 FAR otherwise allowed; and  
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c. Parking. Provide automobile parking at a ratio of 0.5 spaces per residential unit to 
allow a minimum of 19 parking spaces, in lieu of 58 parking spaces otherwise required. 

 
Additional Incentives. 
 

d. Setbacks (Front and Rear). A front yard setback of 6 feet in lieu of the 15 feet 
otherwise required via the averaging of the front yard setbacks of adjoining structures 
and a 30 percent reduction of the rear yard setback requirement to allow a rear yard 
setback of 12 feet 10 inches in lieu of 18 feet as otherwise required; 
 

e. Setbacks (Side Yards). A 30-percent reduction of the two individual yard setback 
requirements to allow two side yard setbacks of 6 feet and 4 inches in lieu of the 9 feet 
otherwise required; and 

 
f. Open Space. A maximum reduction of 24 percent in the required amount of open 

space to permit 3,130 square feet in open space, in lieu of the 4,100 square feet 
otherwise required.  

 
Background 
 
The project site is located within the Westlake Community Plan and consists of one rectangular-
shaped lot of approximately 9.139 square-feet (0.210 acres). The project site has approximately 
50 feet of street frontage along Union Avenue to the east. The Community Plan designates the 
project site for High Medium Residential land uses, which accommodates the R4-1 zone 
designated for the project site. The project site is not located within the boundaries of any specific 
plan or interim control ordinance.  
 
Surrounding Properties:  
 
The project site is located in an urbanized neighborhood in the Westlake Community Plan. Lots 
adjacent to the project site are primarily developed with multi-family dwellings that are three-
stories or less, but also include multi-family dwellings taller than four stories and a medical facility. 
All lots immediately to the north, east, south, and west are zoned R4-1. Lots to the north are 
developed with a nursing home and multi-family dwellings that range from one- to three-stories in 
height. Lots to the east are developed with two-story multi-family dwellings. Lots to the south are 
developed with a fourteen-story multi-family building with 200 units. Lots to the west are 
developed with multi-family dwellings that range from one- to two-stories in height. Additionally, 
the project site is located within 2,640 feet from the Metro Westlake/MacArthur Park Station, which 
is served by the Metro Purple (D) and Red (B) lines. 
 
Streets and Circulation: 
 
Union Avenue, adjoining the project site to the east, is a designated Collector Street, dedicated 
to a right-of-way width of 66 feet and a roadway width of 40 feet, and improved with asphalt 
roadway, concrete curb, gutter, and sidewalk. A dedication of 3 feet is required and provided. 
 
Public Alley, adjoining the property to the west, is dedicated to a right-of-way width of 16 feet. 
 
Transit Oriented Communities: 
 
The project site is located within 2,640 feet from the Metro Westlake/MacArthur Park Station 
which is served by the Metro Purple (D) and Red (B) Lines and is a major transit stop. The project 
site is therefore located in Tier 3 of the Transit Oriented Communities Affordable Housing 
Incentive Program and is eligible for Tier 3 incentives. Per Section IV of the TOC Guidelines, the 
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project is eligible to receive Base Incentives and up to three Additional Incentives as the project 
will reserve at least 11 percent of the base units for Extremely Low-Income households in that it 
proposes a total of 38 units with at least four (4) units, or 16 percent of base units, set aside for 
Extremely Low-Income households. As such, the project fulfills the Tier 3 TOC eligibility 
requirements for on-site restricted affordable units.  
 
 
APPEAL ANALYSIS 
 
On July 19, 2022, the Director of Planning issued a Letter of Determination approving a Transit 
Oriented Communities Affordable Housing Incentive Program (TOC) project at the proposed site 
at 425 South Union Avenue. On August 3, 2022, two (2) appeals were respectively filed by 
Christian and Brandi Garris, who own the abutting property at 429 South Union Avenue, and 
Fermin Mendoza, who is a current tenant of the existing apartment building at 425 South Union 
Avenue. Both appellants are appealing the decision in its entirety and Fermin Mendoza also 
specifically contests Conditions 2, 4, and 7. Both appeals in their entirety are provided as Exhibits 
D and E for reference. 
 
The following section provides a summary of the appellants’ points and responses from Planning 
staff to each point. 
 
Appeal 1: Brandi and Christian Garris 
 
1. The subterranean railway easement has not been considered, 
 
1a. The City of Los Angeles has already experienced major issues arising out of failing to 
consider the effects of subterranean tunnels. 
 
1b. The engineering necessary to establish the feasibility of this project has not been 
completed. 
 
Appellant 1 claims that subterranean construction is not feasible due to an easement for a tunnel 
underneath the property. The project proposes six residential floors above one subterranean floor 
for 20 parking spaces. To substantiate their statement and justify a request to require an 
engineering study, Appellant 1 provides news reports of construction issues with the Metro Red 
Line. Besides these statements, Appellant 1 provides no evidence to support their claims. 
 
Appellant 1 provided documentation from the Chicago Title Company (see Exhibit D) showing the 
existence of an easement on the lot which is allegedly for a tunnel built by the Pacific Electric 
Railway. No evidence was provided by Appellant 1 to show that the tunnel exists below the 
easement. According to an email exchange with Department of Building and Safety (DBS) staff 
(Exhibit K) and Geology and Soils Report approval letters issued on April 4, 2019 (Exhibit G) and 
April 8, 2021 (Exhibit H), excavations must be done under the supervision of the soils engineer. 
Furthermore, DBS staff could not find evidence of a tunnel existing below the subject property. All 
adverse conditions are required to be reported to the soils engineer and the LADBS Inspector. 
Therefore, the Director’s approval was appropriate as far as the subterranean easement is 
concerned. 
 
2. There are inadequate grounds to waive the side setback requirements. 
 
On November 8, 2016, the voters approved Measure JJJ, which established LAMC Section 12.22 
A. 31 and the TOC Program. Measure JJJ required the Department of City Planning to create 
eligibility standards, incentives, and other necessary components for prospective Housing 
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Developments located within a one-half mile radius of a Major Transit Stop. Under the TOC 
Program, TOC Guidelines were established structuring the levels of incentives, including reduced 
yard setbacks, additional height, and reduced open space, based on the quality and proximity of 
a transit stop. The incentives for a reduction in yard setbacks, increase in height, and a reduction 
in open space are found in the menu for “Additional Incentives” under Section VII of the TOC 
Guidelines and require projects to provide a set proportion of units for affordable housing. 
 
As conditioned in the Director of Planning’s Determination Letter (Exhibit B) and described in the 
project background above, the proposed project is eligible for Tier 3 Base and Additional 
Incentives of the TOC Guidelines. These incentives provide the developer relief from 
developmental standards, including reduced yards and open space. A Tier 3 project is eligible for 
three Additional Incentives if it reserves a minimum of 11 percent of the project’s base units for 
Extremely Low Income households. The project proposes a total of 38 units, with at least four (4) 
of the base 24 units, which is 16.7% of the base units set aside for Extremely Low Income 
households. Therefore, the applicant is eligible to utilize three Additional Incentives: 1) reductions 
of the front and rear yards; 2) reductions of the side yards; and 3) reduction in open space. 
 
The project site is located in the Westlake Community Plan in a lot zoned R4-1 for High Medium 
Residential land uses. As a result of this zoning, the proposed project is subject to side yards of 
9 feet. The TOC Guidelines allow Tier 3 projects to reduce side yard requirements by up to 30 
percent through the request of an Additional Incentive. As such, this project will utilize the 
incentive to provide side yard setbacks of 6 feet and 4 inches. Therefore, this project meets the 
side yard setback requirements of the TOC Guidelines. 
 
The ability to reduce side yards through the request of an Additional Incentive facilitates the 
construction of additional residential dwelling units and Restricted Affordable Units. The TOC 
Incentives allow for the construction of the proposed six-story, 38-unit residential apartment 
building, with a density increase of 58 percent over the base units allowable, of which four (4) will 
be reserved for Extremely Low Income households. Appellant 1 has raised concerns over the 
height of the building and the reduced setbacks, which will allegedly negatively impact their 
property by blocking light from windows on the northern side of the building. However, these 
issues are not a basis to grant or deny incentives in either the Los Angeles Municipal Code or the 
TOC Guidelines. The project is compliant with the Additional Incentive for side yards and the TOC 
Guidelines. Therefore, the Director of Planning’s approval was appropriate.  
 
3. The existing structure has historic significance and should not be demolished. 
 
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, or any other local register. The project site was not found to include a potential historic 
resource based on SurveyLA, the citywide survey of Los Angeles, and the project site is listed in 
the Westlake Redevelopment Plan Area historical resources survey as “not eligible, merits 
consideration”. Further, the Department of City Planning’s Office of Historic Resources confirmed 
in an email dated January 24, 2022 (Exhibit I), that the project site is not a historic resource for 
purposes of CEQA and requires no further historical analysis. Therefore, this site has been 
determined not to be of any historical significance and the Director’s approval was appropriate. 
 
4. The applicant cannot complete the project within three years and the applicant did not 
adequately advise HCIDLA regarding the occupants of the current units. 
 
Appellant 1 raises concern over the SB 330 Replacement Unit Determination (RUD) letter issued 
by the Los Angeles Housing Department on October 21, 2022 (Exhibit F). On Page 3 of the letter, 
it is stated that “per the Owner’s statement, three (3) of the four (4) units were owner occupied at 
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the time of the SB 330 submission”. Appellant 1 claims to know “several” of the tenants of 425 S. 
Union Avenue and refutes the owner’s claim that three (3) of the units are owner occupied. 
Besides this statement, Appellant 1 provides no proof regarding the tenants of 425 S. Union 
Avenue. However, Planning staff contacted the Los Angeles Housing Department (LAHD) 
regarding the statement in the SB 330. LAHD staff confirmed in an email exchange dated 
September 22, 2022 (Exhibit J) that the Owner’s statement was not considered when drafting the 
RUD letter as no documentation was provided to show that the units were owner occupied. In 
addition, no tenants responded to the tenant packets sent by LAHD to collect income information. 
Thus, pursuant to SB 330, 67 percent of the existing four (4) units, in other words three (3) units, 
are determined to be affordable and are subject to replacement in the new project. As proposed, 
the project will provide four (4) dwelling units reserved for Extremely Low Income households. 
Finally, the right of return applies to two tenants of the existing four-plex. 
 
Additionally, Appellant 1 claims that the project will not be able to be completed in three years. 
The project applicant filed a Vesting Housing Crisis Act Application under SB 330, which requires, 
among other provisions, that the applicant commences construction within two and one-half years 
following the date that the project receives final approval. Appellant 1 also provides no evidence 
to support their claim. Appellant 1 also argues that the tenants will have a difficult time finding 
affordable units because of the current rental market and that the developer should be required 
to provide additional information regarding relocation of the tenants. These concerns are not a 
basis to grant or deny incentives in either the Los Angeles Municipal Code or the TOC Guidelines. 
Therefore, the Director of Planning’s approval was appropriate. 
 
5. The factual basis for the exemptions relies on inaccurate factual representations of the 
neighborhood. 
 
The CEQA Guidelines provide that a Class 32 Categorical Exemption may not be used if any of 
five (5) exceptions apply: (a) cumulative impacts; (b) significant effect; (c) scenic highways; (d) 
hazardous waste sites; and (e) historical resources. CEQA Guidelines Section 15300.2(b) states 
that a categorical exemption is inapplicable “when the cumulative impact of successive projects 
of the same type in the same place, over time is significant.” An agency’s determination that a 
project falls within a categorical exemption includes an implied finding that none of the exceptions 
identified in the CEQA Guidelines apply. Instead, the burden of proof shifts to the challenging 
party to produce evidence showing that one of the exceptions applies to take the project out of 
the exempt category. (Berkeley Hillside Preservation v. City of Berkeley (2015) 60 Cal.4th 1086; 
San Francisco Beautiful v. City and County of San Francisco (2014) 226 Cal.App.4th 1012, 1022-
23.) 
 
The appellants have not met their burden of proof because there is no evidence in the record to 
conclude that there will be a cumulative adverse impact caused by the proposed project and other 
projects in this area. The cumulative impact exception applies when the environmental impact at 
issue generally affects the environment in general and does not apply to activity that has an impact 
on only some particular persons (Santa Monica Chamber of Commerce v. City of Santa Monica 
(2002) 101 Cal.App.4th 786, 799.) Speculation that significant cumulative impacts will occur 
simply because other projects may be approved in the same area is insufficient to trigger this 
exception and is not evidence that the proposed project will have adverse impacts or that the 
impacts are cumulatively considerable (Hines v. California Coastal Comm’n (2010) 186 
Cal.App.4th 830, 857). 
 
As demonstrated in the Justification for the Class 32 Categorical Exemption (Exhibit C), the 
proposed project meets all of the criteria to qualify as an infill site under the Class 32 Categorical 
Exemption, the California Environmental Quality Act (CEQA), and CEQA Guidelines Section 
15332. CEQA Guidelines Section 15300.2(b) states that a categorical exemption is inapplicable 
“when the cumulative impact of successive projects of the same type in the same place, over time 
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is significant.” CEQA Guidelines Sections 15065(a)(3) and 15064(h) state that a "cumulatively 
considerable" impact means that the incremental effects of an individual project are significant 
when viewed in connection with the effects of other related projects. 
 
Appellant 1 claims that the proposed project will have a cumulative adverse impact and requests 
that a “traffic study and environmental reports to support [the applicant’s] assertion that four units 
will have the same impact as 38 units.” While it was not claimed that there would be no impact, 
the impact from the project is expected to be less than significant. Additionally, Appellant 1 has 
provided no evidence that the project or other projects over the same type in the same place over 
time will have a significant impact. As set forth in the administrative record, the project and other 
projects in the vicinity are subject to Regulatory Compliance Measures (RCMs) related to air 
quality, noise, hazardous materials, geology, and transportation. Numerous RCMs in the City’s 
Municipal Code and State law provide requirements for construction activities and ensure impacts 
from construction related air quality, noise, traffic, and parking are less than significant. For 
example, the South Coast Air Quality Management District (SCAQMD) has District Rules related 
to dust control during construction, type and emission of construction vehicles, architectural 
coating, and air pollution. All projects are subject to the City’s Noise Ordinance No. 144,331, which 
regulates construction equipment and maximum noise levels during construction and operation 
 
Appellant 1 describes the potential impact on traffic that the project may have. However, Appellant 
1 provides no evidence to support their claims regarding car ownership or car trips taken. To 
assess the project’s impact on traffic, Planning Staff utilized the Los Angeles Department of 
Transportation (LADOT) Vehicle Miles Traveled (VMT) calculator (Exhibit C.1) to analyze the 
number of trips that would be generated by the project. The VMT calculator showed that the 
demolition of a single-story fourplex and the construction of a 38-unit housing development will 
generate 130 additional daily vehicle trips, which is less than the threshold of 250 or more daily 
vehicle trips required to warrant further CEQA analysis relative to transportation and traffic 
impacts. Therefore, a traffic study is not required and the project is not anticipated to have a 
significant traffic impact. 
 
In conclusion, the appellant has not provided evidence demonstrating that the project will have a 
cumulative adverse impact on the environment or that the Class 32 Categorical Exemption is 
deficient. The CEQA Determination includes substantial evidence that the Class 32 Categorical 
Exemption applies to the proposed project and that no exceptions to the categorical exemption 
apply. Therefore, the Director’s approval was appropriate and the Class 32 Categorical Exemption 
adequately addresses all impacts relative to the proposed project. 
 
Appeal 2: Fermin Mendoza 
 
1. The SB 330 determination which was part of the city’s process for making a 
determination about this project includes false information that was known by previous 
owners to be false. 
 
Appellant 2 is a current tenant of the property at 425 S. Union Avenue. In his appeal, he claims 
that the SB 330 Replacement Unit Determination (RUD) letter issued by the Los Angeles Housing 
Department on October 21, 2021 (Exhibit F) uses false information to make its decision. The 
primary claim from Appellant 2 is that the same tenants have lived at the site for several years 
and none are related to any previous or the current owner, therefore, Appellant 2 says the owner 
provided false information when they said three units were owner-occupied. Appellant 2 also 
provided an undated real estate flyer listing rents collected from all four (4) units on the property. 
As noted in Point 4, the Los Angeles Housing Department (LAHD) did not consider the owner’s 
statement that three (3) of the four (4) units are owner occupied as no documentation was 
provided to prove the owner’s claim.  
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Additionally, no tenant responded to the tenant packets sent by the LAHD to assess affordability. 
Pursuant to SB 330, when no tenant income information is available, the required percentage of 
affordable units is determined by the percentages of Extremely Low, Very Low, and Low Income 
rents in the jurisdiction as shown in the HUD Comprehensive Housing Affordability Strategy 
(CHAS) database. At the time of application, the CHAS database showed 30 percent Extremely 
Low, 19 percent Very Low, and 18 percent Low Income renter households in Los Angeles. The 
remaining households (33 percent) are presumed to be of above-lower income. Therefore, the 
project is required to provide one (1) Extremely Low Income unit, one (1) Very Low Income unit, 
and one (1) Low Income unit. The applicant has elected to provide four (4) Extremely Low Income 
units to meet the affordability requirements of both the TOC Program and LAHD. 
 
Appellant 2 also raises concern over relocation and what is required of the developers to move 
the tenants from their homes. These concerns are not a basis to grant or deny incentives in either 
the Los Angeles Municipal Code or the TOC Guidelines. Therefore, the Director of Planning’s 
approval was appropriate. Additionally, according to the SB 330 RUD letter, two tenants (named 
in the RUD letter) are provided the right to return.  
 
 
STAFF RECOMMENDATION 
 
For the reasons stated herein, and as provided in the Findings in the Director’s Determination, 
the proposed project does comply with the applicable provisions of the Transit Oriented 
Communities Affordable Housing Incentive Program and the California Environmental Quality Act 
and Los Angeles Municipal Code. The appeal of the Director’s Determination cannot be 
substantiated and therefore should be denied. Staff recommends that the City Planning 
Commission deny the appeals and sustain the decision of the Director of Planning in approving 
the proposed project.  
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A-1                  SITE PLAN
A-1.1               OPEN SPACE DIAGRAM
A-1.2               SETBACK DIAGRAM & SURVAY PLAN
A-1.3               FLOOR AREA DIAGRAM
A-1.4               BUILDING AREA DIAGRAM
A-2                  BASEMENT PLAN
A-3                  1ST FLOOR PLAN
A-4                  2ND FLOOR PLAN
A-5                  3RD FLOOR PLAN
A-6                  4TH FLOOR PLAN
A-7                  5TH FLOOR PLAN
A-8                  6TH FLOOR PLAN
A-9                  ROOF PLAN
A-10                WEST ELEVATION
A-11                NORTH ELEVATION
A-12                EAST ELEVATION
A-13                SOUTH ELEVATION
A-14                SECTIONS A-A
A-15                SECTIONS B-B
A-16                BLOCK STUDY
A-17                D&W SCHEDULE
A-18                UNITS
A-19                BATH, KITCHEN
A-20                ARCHITECTURAL DETAILS
A-21                ARCHITECTURAL DETAILS
A-22                ARCHITECTURAL DETAILS
A-32                NOTES
A-33                NOTES
A-34                NOTES
A-35                NOTES

SURVEY

LOT NO. 34 OF  OSCAR B. SMITH'S CROWN HILL TRACT RECORDED
IN MB 8 PAGES 169 IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA.
APN: 5153 - 003 - 011
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SHEET TITLE SHEET TITLE

SHEET TITLE

PROJECT:

BAHRAM AND HELEN RAEEN LIVING TRUST
11040 SANTA MONICA BLVD., SUITE 326
LOS ANGELES, CA 90025
(310) 826-2646

OWNER:

B. RAEEN CONSTRUCTION, INC.
11040 SANTA MONICA BLVD., SUITE 326
LOS ANGELES, CA 90025
(310) 826-2646

ARCHITECTURAL DESIGNER:

NUR - DEVELOPMENT | CONSULTANTING
864 S ROBERTSON BLVD., SUITE 200
LOS ANGELES, CA 90035
DANIEL@NURDEVELOPMENT.COM
(310) 339-7344

LAND USE CONSULTANT:

PROJECT DESCRIPTION

A NEW 6 STORY, 66.5' HIGH, 38 UNIT MULTI-FAMILY BUILDING WITH 4 UNITS SET
ASIDE FOR EXTREMELY LOW-INCOME HOUSEHOLDS. PARKING IS PROVIDED
IN THE SUBTERRANEAN FLOOR WITH 20 TOTAL PARKING STALLS PROVIDED.

LEGAL DESCRIPTION

LOT 34 WITH OSCAR B. SMITH'S CROWNHILL TRACT, IN THE CITY OF LOS ANGELES,
COUNTY OF LOS ANGELES, STATE OF CALIFORNIA AS PER MAP RECORDED IN BOOK 8,
PAGE 169 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.

REQUESTED ENTITLEMENT

THREE TOC INCENTIVES TO ALLOW A REDUCTION OF OPEN SPACE BY 25%,
REDUCTION OF BOTH SIDE YARDS BY 30%, AND TO ALLOW TO REDUCTION OF THE
REAR YARD BY 30%,WITH A FRONT YARD REDUCTION AT THE AVERAGE OF THE
ADJOINING NEIGHBORS (TWO YARD REDUCTIONS COUNT AS ONE INCENTIVE IN TIER 3).

LOT AREA

ZONING

RESIDENTIAL DENSITY

LOT AREA FOR DENSITY
LOT AREA + 1/2 ALLEY (400 SF.)

DENSITY RATIO FOR R4-1
BASE DENSITY: 9,539 / 400 = 23.847
TOC DENSITY BONUS: 24 (ROUND UP BASE) x 70% = 16.8
MAX DENSITY: 24 + 17 =

TOTAL PROVIDED UNITS
MARKET PAID UNITS
ELI UNITS (11% OF TOTAL UNITS )

RESIDENTIAL UNIT MIX

STUDIO
1-BR
2-BR
TOTAL

FLOOR AREA & FAR (ZONING)

BUILDABLE AREA FOR R4-1 
ALLOWABLE FAR PER R4-1 
MAX SQUARE FOOTAGE: 6,662.8 x 3 
MAX SQUARE FOOTAGE W/ TOC TIER 3: 19,988 + 50%

TOTAL FLOOR AREA PROVIDED

HEIGHT / STORIES

MAX HEIGHT / STORIES PER R4-1
MAX HEIGHT W/ TOC TIER 3:
PROPOSED HEIGHT

9,139

R4-1

9,139
9,539

1 DU/400 SF
23
17
41

38
34
4

5
21
12
38

6,662.80
3.0:1
19,988
29,982.60

29,610

NO LIMIT / NO LIMIT
NO LIMIT / NO LIMIT

76'-8" FEET / 6 STORIES

AUTO PARKING

RESIDENTIAL REQUIRED PER TOC TIER 3
TOTAL PARKING REQUIRED: 38 x 0.5

TOTAL PARKING PROVIDED

EV PARKING REQUIREMENT (30%)
EVCS (FULL INSTALL) (10%)
EVSE (FUTURE INSTALL)

0.5/UNIT
19

20

6
2
4

BIKE PARKING

RES LONG TERM REQUIRED: (25/1)+(13/1.5)=33.6
RES SHORT TERM REQUIRED: (25/10)+(13/15)=3.4
RESIDENTIAL LONG TERM PROVIDED
RESIDENTIAL SHORT TERM PROVIDED

TOTAL BIKE PARKING REQUIRED
TOTAL BIKE PARKING PROVIDED

34
3
34
3

37
37

OPEN SPACE

OPEN SPACE REQUIRED
STUDIO (1 HABITABLE ROOM): 5 x 100
1-BR (2 HABITABLE ROOMS): 21 x 100
2-BR (3 HABITABLE ROOMS): 12 x 125

TOTAL REQUIRED OPEN SPACE W.TOC REDUCTION
25% BONUS

OPEN SPACE PROVIDED
REC. ROOM
6TH FLOOR PATIO
PRIVATE BALCONIES (27 x 50)

TOTAL PROVIDED SQUARE FOOTAGE

50% OF REQUIRED OPEN SPACE: 50% x 3,075 =
TOTAL COMMON OPEN SPACE PROVIDED:
COMMON OPEN SPACE > 50% OF REQUIRED ? (1,830 > 1,538)

REQUIRED LANDSCAPE: 25% x 1,538 (COMMON OPEN SPACE)
PROVIDED LANDSCAPE

REQUIRED # OF TREES: 38 DU / 4 TREES
TREES PROVIDED

500
2,100
1,500
4,100
3,075

630
1,200
1,300
3,130

1,538
1,830
YES

385
299

10
10

L-1                  CONCEPTUAL PLAN GROUND
L-1.1               CONCEPTUAL PLAN 6TH
L-2                  PLANT PALETTE

SETBACK 
FRONT YARD 
SIDE YARD 
SIDE YARD 
REAR YARD

LOCATION 
UNION 

NORTHERLY PL 
SOUTHERLY PL 
WESTERLY PL

PERMITTED W/OUT TOC
15-FEET
9-FEET
9-FEET

18-FEET

PERMITTED W/ TOC
6-FEET

6.25-FEET
6.25-FEET

12.66-FEET

PROPOSED
6-FEET

6.33-FEET
6.33-FEET

12.83-FEET
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For short-term bicycle parking:
- Racks shall support the bicycle frame at two points.
Racks that support only the wheel of the bicycle are
not permissible.
- Racks shall allow for the bicycle frame and at least
one wheel to be locked to the racks.
- The bicycle rack shall allow for the use of a cable as
well as a U-shaped lock
- Racks shall be securely anchored to a permanent
surface.
- At least 50% shall be covered by a roof or overhang
when more than 20 short-term bicycle parking spaces
are provided
- Provide a minimum 2 feet wide stall.
- Individual racks installed side by side to one another
that allow bicycles to be locked to either side of the
rack shall be spaces a minimum of 30 inches on
center
- Racks installed parallel to walls shall be a minimum of
30 inches from the wall.
- Spaces arranged in a vertically staggered layout that
permits bicycles to be placed in and removed from
each individual space without interference from
bicycles in adjoining spaces shall be spaced a
minimum of 16 inches on center.

- For new construction, at least 50 percent of shortterm
bicycle parking shall be located outside
buildings, The remaining short-term bicycle stalls may
be provided inside the building on the ground floor, or
inside the parking garage on the ground floor with a
direct access to a public street.
- For new developments, short-term bicycle parking
shall be located to maximize visibility from the main
entrance
- Shall be located no farther 100 feet of walking
distance from a pedestrian entrance.
- For buildings with more than one pedestrian entrance,
short –term bicycle parking shall be distributed in
approximately equal proportions among all pedestrian
entrances.
- Obtain approval from the Bureau of Engineering to
install short-term bicycle parking within the public
right-of-way
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SD HARD WIRED SMOKE DETECTORS

BATHROOM FAN W/5 AIR CHANGE
PER HOUR (MIN. 50CFM) CONNECTED
DIRECTLY TO OUTSIDE ENERGY STAR
/CONDUCTED TO TERMINATE TO THE
OUTSIDE OF THE BUILDING.
FANS, NOT FUNCTIONING AS A
COMPONENT OF A WHOLE HOUSE
VENTILATION SYSTEM, MUST BE
CONTROLLED BY A HUMIDITY CONTROL.

CM
AN APPROVED CARBON MONOXIDE ALARM
SHALL BE INSTALLED IN DWELLING UNITS
AND IN SLEEPING UNITS WITHIN WAHICH
FUEL-BURNING APLLICANCES ARE INSTALLED
AND IN DWELLING UNITS THAT HAVE ATTACHED
GARAGES. CARBON MONOXIDE ALARM SHALL
BE PROVIDED OUTSIDE OF EACH SEPARATE
DWELLING UNIT SLEEPING AREA IN THE IMMEDIATE
VICINITY OF THE BEDROOM(S) AND ON EVERY
LEVEL OF A DWELLING UNIT INCLUDING
BASEMENTS.(R315)

CARBON MONOXIDE SHALL BE INSTALLED OUTSIDE
BEDROOMS.TYPICAL ON ALL UNITS. ON ALL FLOOR

RAILING

RETAINING WALL

EXIT

SEPARATION WALL

2-HR WALL

1-HR WALL

FIN. FLOOR LINE ELEVATION

EXIT SIGN

15

1

A-20

2

PLUMBING 2" X6" WALL

CONCRETE BLOCK WALL

SOUND RATED WALLS

3-HR WALL
4

OPEN SPACE

DOUBLE BICYCLE RACK

DETAIL 2

For long-term bicycle parking:
- Shall be secured from the general public, roofed, and
enclosed on all sides to protect bicycle from inclement
weather
- Bicycle parking stall shall provide a means of securing
the bicycle frame at two points to a securely anchored
rack, except in the case of lockers and commercially
operated attended bicycle parking
- Individual racks installed side by side to one another
within bicycle rooms or bicycle cages that allow
bicycles to be locked to either side of the rack shall be
spaced a minimum of 30 inches on center
- Racks installed parallel to walls shall be a minimum of
30 inches from the wall
- Triangular lockers with varying widths shall have an
opening at least 2 feet wide.
- Spaces arranged in a vertically staggered layout that
permits bicycles to be placed in and removed from
each individual space without interference from
bicycles in adjoining spaces shall be spaced a
minimum of 16 inches on center
- When more than 20 long-term bicycle parking spaces
are provided, a, workspace of 100 square feet shall
be provided adjacent to the long-term bicycle parking
to allow bicyclists to maintain their bicycles
- Must be provided onsite only
- Shall not be located in the public right-of-way
- Shall be provided either on the ground floor within 100
feet of the major entrance to the lobby, in the offstreet
automobile parking area, or one level above or
below the ground floor within 100 feet of the building
entrance on that story.
- When located inside a parking garage, it shall be
located no more than 200 feet from a pedestrian
entrance to the main building and located so as to
provide reasonably convenient access to the nearest
walkway, ramp or elevator providing access to the
building.
- When located inside a parking garage, it shall be
located within the space available on the building’s
pedestrian entry level.
- Provide personal lockers for non-residential uses as
required by LAMC Section 91.6307
- Residential long-term bicycle parking provided on the
residential floors shall be equal to or greater than 50
percent of the number of dwelling units on the same
floor per LAMC Section 12.21A16(e)(2)(iv)(d).

A-20

A-20

A-20

(4) TO ENCOURAGE ACTIVE PARTICIPATION IN RECYCLING TO THE MAXIMUM EXTENT POSSIBLE,
EACH PROPERTY OWNER, MANAGER, OR LESSEE SHALL INFORM ALL TENANTS AND/OR EMPLOYEES
LIVING OR WORKING ON THE PROPERTY OF THE AVAILABILITY AND LOCATION OF THE RECYCLING
AREA(S) OR ROOM(S), THE TYPES OF MATERIALS THAT ARE COLLECTED FOR RECYCLING, THAT
THE RECYCLING COLLECTION FACILITIES ARE LOCATED ON THE PROPERTY PURSUANT TO STATE
LAW REQUIRING THE DIVERSION OF A SUBSTANTIAL PORTION OF SOLID WASTE;
(5) EACH PROPERTY OWNER OR LESSEE SHALL CONTRACT WITH A RECYCLER OR HAULER FOR THE
PICK-UP OF RECYCLABLE MATERIALS, SEPARATE FROM TRASH COLLECTION, WHEN RECEPTACLES
ARE FULL OR EVERY WEEK, WHICHEVER OCCURS FIRST;
(6) NO TOXIC OR HAZARDOUS MATERIAL SHALL BE STORED IN RECYCLING AREAS OR ROOMS
RECYCLING OR RECEPTACLES;
(7) ALL RECYCLABLE MATERIALS SHALL BE PLACED OR STORED IN RECYCLING RECEPTACLES.
PAPER PRODUCTS AND OTHER LIGHTWEIGHT MATERIALS SHALL BE IMMEDIATELY PLACED INTO
COVERED RECYCLING RECEPTACLES WHEN THEY ARE DROPPED OFF;
(8) ON A DAILY BASIS THE RECYCLING AREA OR ROOM SHALL BE KEPT FREE OF LITTER, DEBRIS,
SPILLAGE, BUGS, RODENTS, ODORS, AND OTHER SIMILAR UNDESIRABLE HAZARDS;
(9) THE RECYCLING AREA OR ROOM SHALL BE CLEARLY IDENTIFIED BY ONE OR MORE SIGNS
DESIGNATING IT FOR RECYCLING COLLECTION AND LOADING;
(10) THE RECYCLING AREA OR ROOM SHALL BE AVAILABLE FOR USE BY PERSONS RESIDING OR
EMPLOYED ON THE PROPERTY, BUT SHALL BE KEPT SECURED FROM UNAUTHORIZED ENTRY BY THE
GENERAL PUBLIC;
(11) RECYCLING AREAS OR ROOMS SHALL NOT DIMINISH THE REQUIRED NUMBER OF PARKING
SPACES OR IMPAIR TRAFFIC FLOW;
(12) RECYCLING AREAS OR ROOMS SHALL BE PLACED ALONGSIDE OF TRASH AREAS OR ROOMS
WHEREVER POSSIBLE AND SHALL COMPLY WITH THE FOLLOWING:
(I) RECYCLING ROOMS SHALL COMPLY WITH SECTION 91.6102 OF THIS CODE AND MUST BE EQUIPPED
WITH AN AUTOMATIC SPRINKLER SYSTEM PURSUANT TO SECTION 57.304.2.2 OF THIS CODE.
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M 14683

2
4
" 

W
a

s
h

e
r

&
 D

ry
e

r

5'-3"

3'-8"

C

E
X

IT

90 MIN.

7'-8"

8'-6"

ELEVATOR
2HR SHAFT

U
P

U
P

CLOSET

A

SD

CM SD

24" 
Washer
& Dryer

C

50 SF.

1 BED ROOM
557/200 SF.
OCC. 3

A-A
A-14

A-A
A-14

B
-B

A
-1

5
B

-B
A

-1
5

O
L
D

 P
L

O
L
D

 P
L

N
E

W
 P

L

N
E

W
 P

L

2'-0"

DEDICATION

SD CLOSET

2 BED ROOM
848/200 SF.
OCC. 4

A
R

E
M

O
V

. 

CM SDSD

C

CLOSET

K
E

N
M

O
R

E
E

L
IT

E
M

 1
4
6
8
3

D
-D

A
-1

5
D

-D
A

-1
5

OPEN TO SKY16sf

42"d

16sf

42"d

16sf

42"d

16sf

42"d

6'-4"

SIDE SETBACK

6'-4"

SIDE SETBACK

12'-10"

REAR SETBACK

1'-11"1'-0"

1'-11"

4'-0" 5'-3"

FLOOR LEVEL

SIGN 5' ABOVE

FLOOR TYP.

CLASS I

STAND PIPE

8'-9"

7'-11"

4'-3"

7'-4"

9'-11"

6'-11"

11'-1"

10'-10"

1'-7"

5'-0"

4'-0"

2'-6"

6'-0"

12'-5"

7'-6"

10'-10"

12'-4"

26'-1"

11'-7" 11'-2" 11'-2"
15'-1"

5'-0"

11'-2"

13'-3"

6'-0"

9'-6"

6'-0"

8'-8"

3'-6"

19'-0"

7'-6" 14'-2"

5'-0"

22'-2"

6'-10"

1'-8"

10'-1"

3'-6"

1'-6"

10'-10"

6'-6"

4'-6"

4'-0"

4'-6"

1'-9"

5'-0"

8'-10"

4'-8"

8'-4"
12'-7"

2x4 FRAMING

FLOOR LEVEL

SIGN 5' ABOVE

FLOOR TYP.

1'-0"
1'-11"

CLASS I

STAND PIPE

1'-11"
1'-0"

6'-0"

FRONT

SETBACK

6'-0"

11'-8"

7'-4"

5'-8"

10'-2" 13'-7"

5'-0"

2'-3"

3'-8"

4'-6"

13'-0"

12'-8"

5'-6"

1'-6"

3'-0"

3'-0"

4'-5"

14'-5"

11'-6"

4'-0"

8'-4"

10'-1"

5'-0"

12'-1"

3'-0"

6'-7"

9'-1"

21'-11"

6'-3"

16'-9"

4'-0"

376973
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4
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5
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E
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A
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0
0

0
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C
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N
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C
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1
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0
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O
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G
E

L
E

S
, 

C
A

 9
0

0
2

5

10. For residential buildings, other than one- and two-family dwellings, comply with the following:
a. Designate on the roof plan solar zone area(s) with total area equal to or greater than 15% of
the building’s roof area. The solar zone shall be comprised of areas that have no dimension
less than 5 feet and each area shall not be less than:
i. 80 sq ft for roof areas of 10,000 sq ft or less
ii. 160 sq ft for roof areas over 10,000 sq ft.
b. For roof slopes > 2:12 (9.5° from horizontal), show that the solar zone is oriented between
110° and 270° of true north.
c. The solar zone shall be free of obstructions and be setback at least two times the height
of any obstruction, including but not limited to, vents, chimneys, and equipment.
d. For roof slopes ≤ 2:12, a minimum 4 foot center line axis pathway shall be provided on both
axes of the roof.
e. For roof slopes ≤ 2:12, a minimum 4-foot straight line pathway shall be provided from the
access path to roof standpipes, roof access hatches, skylights and/or ventilation hatches.
f. For roof slopes ≤ 2:12, the solar zone shall allow for a (6-foot) (4-foot) wide clear perimeter
access around the edges of the roof.
g. For roof slopes > 2:12, the solar zone not be located higher than 3 feet below the ridge
and shall not be located closer than 18-inches to a hip or valley if placed on both sides of
the hip or valley.
11. “A copy of the construction documents or a comparable document indicating the information
from Energy Code Sections 110.10(b) through 110.10(c) shall be provided to the occupant.”
(Energy Code §110.10(d))

ENERGY EFFICIENCY

3'-0"

HIGHWAY

DEDICATIONFLAT ROOF

SLOPED ROOF

6TH FLOOR OPEN SPACE
OPEN TO SKY

SLOPED ROOF

REQUIRED SOLAR:
4,656 SF ROOF AREA X 15% = 698
PROVIDED SOLAR
217 + 306 + 195 = 718

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS 1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS

1.5 TONS1.5 TONS

306 SF.

217 SF.

195 SF.

1.5 TONS1.5 TONS1.5 TONS1.5 TONS1.5 TONSNOTE:

SOLAR LOCATIONS TO BE APPROVED

UNDER A SEPARATE PERMIT.

NOTE:
"HVAC EQUIPMENT TO BE OUTFITTED
WITH MERV-13 FILTRATION MEDIA"

FLAT ROOF

CLASS A ROOFING

CARLISLE SYNTEC'S

SURE-FLEX TPO ADHERED ROOFING SYSTEM

COLOR: WHITE

ENERGY STAR AND LEED

INITIAL SOLAR REFLECTANCE .79

ENERGY STAR SOLAR REFLECTANCE AFTER 3 YRS .70

LEED THERMAL EMITTANCE .90

SOLAR REFLECTANCE INDEX (SRI) 99

SRI-3YR AGED 85

SEE A-25 CUTSHEET

5'-3"

3'-8"

U
P

U
P

C
90 MIN.

E
X

IT

90 MIN.

GUARD RAIL 42"

GATE 3'

GUARD RAIL 42"

3
/8

" 
P

E
R

 1
'-
0

"

3
/8

" 
P

E
R

 1
'-
0

"

3
/8

" 
P

E
R

 1
'-
0
"

3
/8

" 
P

E
R

 1
'-
0

"

3
" 

P
E

R
 1

'-
0

"

3
" 

P
E

R
 1

'-
0

"

UP

UP

C

EXIT

9
0
 M

IN
.

GUARD RAIL 42"

GATE 3'

SCALE: 3/16"=1'-0"

O
L
D

 P
L

O
L
D

 P
L

N
E

W
 P

L

N
E

W
 P

L

2'-0"

DEDICATION

6'-4"

SIDE SETBACK

SIDE SETBACK6'-4"

12'-10"

REAR SETBACK

3'-0"

4'-2"

4'-9"

4'-0"

11'-1"

4'-0"

3'-0"

3'-0"

2'-6"

10'-10"4'-0"

3'-0"

20'-1"

12'-6"

3'-9"

24'-6"

3'-0"

11'-1"

68'-11"57'-4"

40'-8" 17'-11" 74'-9" 8'-2" 25'-4"

FLOOR LEVEL

SIGN 5' ABOVE

FLOOR TYP.

1'-0"
1'-11"

CLASS I

STAND PIPE

1'-11"
1'-0"

2'-10"

1'-11"1'-0"

1'-11"

4'-0"

5'-3"

CLASS I

STAND PIPE

3'-0"

3'-0"

4'-0"

3'-0"

3'-0" 3'-0"

5'-0"

FLOOR LEVEL

SIGN 5' ABOVE

FLOOR TYP.

5'-0"

3'-0"

6'-0"

FRONT

SET BACK5'-0"

5'-0"

3'-0"

3'-0"
6'-6"

4'-0"

4'-0"

4'-0"

376973
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O
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C
A
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0

0
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5

EQUITONE [LINEA] PEBBLE [LT20]

LA HABRA STUCCO [CRYSTAL WHITE 50]

LA HABRA STUCCO [DUTCH BLUE 3042L]

LA HABRA STUCCO [WATERS EDGE 3029L]

A

A

A

A

BUILDING

NUMBER

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

4 
2 
5

SILVER

MILGARD

D&W FRAME

FOREST GREEN

SHEET METAL

ROOFING

WATERS EDGE

LA HABRA

SMOOTH STUCCO

CRYSTAL WHITE

LA HABRA

SMOOTH STUCCO

WATERS EDGE

LA HABRA

SMOOTH STUCCO

EQUITONE [LINEA]

PEBBLE [LT20]

SCALE: 3/16"=1'-0"

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

M
A

X
 H

T
. 

PLANTER

WINDOW SQFT
PER FLOOR

WALL SQFT PERCENTAGEFLOOR ALLOWABLE
AREA

FIRE SEPARATION
DISTANCE

UNPROTECTED, SPRINKLERED

28%1ST

2ND

3RD

4TH

5TH

33'+46'+33'
=112' SF.

6TH

30 OR GREATER NO LIMIT

INTERIOR FINISH MATERIALS APPLIED TO WALL
AND CEILINGS SHALL BE TESTED AS SPECIFIED
IN SECTION 803.

PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST
9 FEET, MEASURED FROM GRADE, AT EXTERIOR
WALLS AND DOORS.(6306)

37.41' x 10.6'
= 396.50 SF.

30 OR GREATER

30 OR GREATER

30 OR GREATER

30 OR GREATER

30 OR GREATER

NO LIMIT

NO LIMIT

NO LIMIT

NO LIMIT

NO LIMIT

44%
33'+82'+60'
=175'SF.

37.41' x 10.6'
= 396.50 SF.

A
A

RECESSED

LIGHTING

37.41' x 10.6'
= 396.50 SF.

37.41' x 10.6'
= 396.50 SF.

37.41' x 10.6'
= 396.50 SF.

37.41' x 10.6'
= 396.50 SF.

44%
33'+82'+60'
=175'SF.

44%
33'+82'+60'
=175'SF.

44%
33'+82'+60'
=175'SF.

39%
33'+64'+60'
=157' SF.

LOWEST ELEVATION 5' OUT FROM
BUILDING PERIMETER PER 12.03".

339.86'
NATURAL GRADE 341.32' NATURAL GRADE 341.75'

SILVER

MILGARD

D&W FRAME

FOREST GREENSHEET METAL ROOFING 

ALUMINUM RAILING FENCE  42" H.

ALUMINUM RAILING 42" H.

ALUMINUM RAILING FENCE 42" H.

GLASS RAILING

ALUMINIUM BALUSTRADE

6'-4"

SIDE

SETBACK

6'-4"

SIDE

SETBACK

13'-4"

4'-8"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

76'-8"

3'-6"

5'-0"

6'-6"

5'-0"

6'-6"

4'-6"

6'-6"

8'-0"

5'-0"

5'-0"

5'-2"

9'-0"

8'-11"

9'-3"

8'-4"

5'-0"

6'-6"

9'-3"

6'-6"

3'-2"2'-11"

4'-2"

6'-0" 6'-0"

376973
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C

C

C

C

C

C

AC

C

C

C

C

C

C

C

C

C

C

C

E

E

E

E

E

E

A

A

A

A

B

SILVER

MILGARD

D&W FRAME

CLEAR

GLASS

RAILING

WATERS EDGE

LA HABRA

SMOOTH STUCCO

CRYSTAL WHITE

LA HABRA

SMOOTH STUCCO

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

EQUITONE [LINEA]

PEBBLE [LT20]

EQUITONE [LINEA]

PEBBLE [LT20]

SILVER

MILGARD

D&W FRAME

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

SCALE: 3/16"=1'-0"

CLEAR

GLASS

RAILING

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

M
A

X
 H

T
. 

WINDOW SQFT
PER FLOOR

WALL SQFT PERCENTAGEFLOOR ALLOWABLE
AREA

FIRE SEPARATION
DISTANCE

166.91' x 10.6'
= 1,769.24 SF.

UNPROTECTED, SPRINKLERED

22%1ST

2ND

3RD

4TH

5TH

13.8'+24+309+24
+23+9.2=403SF.

6TH

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

25%

25%

25%

25%

25%

25%

INTERIOR FINISH MATERIALS APPLIED TO WALL
AND CEILINGS SHALL BE TESTED AS SPECIFIED
IN SECTION 803.

PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST
9 FEET, MEASURED FROM GRADE, AT EXTERIOR
WALLS AND DOORS.(6306)

(3x13.5')+298+
33+9'=381 SF.

C/L

(3x13.5')+298+
33+9'=381 SF.

(3x13.5')+298+
33+9'=381 SF.

(3x13.5')+298+
33+9'=381 SF.

(3x13.5')+298+
33+9'=381 SF.

21%

21%

21%

21%

166.91' x 10.6'
= 1,769.24 SF.

166.91' x 10.6'
= 1,769.24 SF.

166.91' x 10.6'
= 1,769.24 SF.

166.91' x 10.6'
= 1,769.24 SF.

166.91' x 10.6'
= 1,769.24 SF.

21%

LOWEST ELEVATION 5' OUT FROM
BUILDING PERIMETER PER 12.03".

LOW CEILING ON BASEMENT
SEE A-14

LOW CEILING ON BASEMENT
SEE A-14

339.86'

NEW PL

OLD PL

NEW PL
OLD PL

ALUMINUM RAILING 42" H.

ALUMINUM RAILING 42" H.

WATERS EDGE

LA HABRA

SMOOTH

STUCCO
ALUMINUM RAILING 42" H.

WATERS EDGE

LA HABRA

SMOOTH

STUCCO

8'-0"8'-0"

13'-2"

8'-6"

331.00'

332.40'

334.00'

6'-0"

FRONT

SETBACK

3'-0"

HIGHWAY

DEDICATION

12'-10"

REAR SETBACK

3'-0"

4'-6"

3'-2" 3'-2" 5'-0"

4'-6" 4'-6"

2'-0"

2'-6"

3'-6"

2'-6"

3'-6"

2'-6"

3'-6"

2'-6"

3'-6"

2'-6"

3'-6"

5'-0"

6'-6"

2'-0"

4'-6"

2'-10"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-0"

8'-0"

341.00'

4'-8"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

76'-8"

2'-0"

2'-10"

2'-10"

2'-10"

2'-10"

344.50'

331.6'

10'-6"

330.05'

N.G 340.19'

N.G 342.57'
N.G 343.01'N.G 343.26'N.G 343.05'

N.G 341.27'

344.42'

341.18'

3'-2"

8'-0"

343.58'
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WINDOW SQFT
PER FLOOR

WALL SQFT PERCENTAGEFLOOR ALLOWABLE
AREA

FIRE SEPARATION
DISTANCE

UNPROTECTED, SPRINKLERED

34%1ST

2ND

3RD

4TH

5TH

23+48+64
=135 SF.

6TH

15' TO LESS THAN 20' 75%

75%

75%

75%

75%

75%

INTERIOR FINISH MATERIALS APPLIED TO WALL
AND CEILINGS SHALL BE TESTED AS SPECIFIED
IN SECTION 803.

PROVIDE ANTI-GRAFFITI FINISH AT THE FIRST
9 FEET, MEASURED FROM GRADE, AT EXTERIOR
WALLS AND DOORS.(6306)

15' TO LESS THAN 20'

15' TO LESS THAN 20'

15' TO LESS THAN 20'

15' TO LESS THAN 20'

15' TO LESS THAN 20'

44%
33+91+54
=178 SF.

A

A

A

A

B

EQUITONE [LINEA]

PEBBLE [LT20]

SILVER

MILGARD

D&W FRAME
CLEAR

GLASS

RAILING

FOREST GREEN

SHEET METAL

ROOFING

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

SCALE: 3/16"=1'-0"

WATERS EDGE
LA HABRA
SMOOTH STUCCO

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

M
A

X
 H

T
. 

PLANTER

37.41' x 10.6'
= 396.50 SF.

37.41' x 10.6'
= 396.50 SF.

44%
33+91+54
=178 SF.

37.41' x 10.6'
= 396.50 SF.

44%
33+91+54
=178 SF.

37.41' x 10.6'
= 396.50 SF.

44%
33+91+54
=178 SF.

37.41' x 10.6'
= 396.50 SF.

40%
33+64+64
=161 SF.

37.41' x 10.6'
= 396.50 SF.

339.43'

GATE 6'

340.15' NATURAL GRADE
NATURAL GRADE 340.19'

LOWEST ELEVATION 5' OUT FROM
BUILDING PERIMETER PER 12.03".

339.86'

GATE 6'

ALUMINUM RAILING FENCE GATE

ALUMINUM RAILING 42" H.

CRYSTAL WHITE

LA HABRA

SMOOTH STUCCO

WATERS EDGE

LA HABRA

SMOOTH

STUCCO

EQUITONE [LINEA] PEBBLE [LT20]

LA HABRA STUCCO [CRYSTAL WHITE 50]

LA HABRA STUCCO [DUTCH BLUE 3042L]

LA HABRA STUCCO [WATERS EDGE 3029L]

FOREST GREENSHEET METAL ROOFING ALUMINUM RAILING FENCE 42" H.

6'-4"

SIDE

SETBACK

6'-4"

SIDE

SETBACK

13'-4"

8'-4"

330.20'

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

76'-8"

5'-0"

4'-6"

9'-6"

9'-3"

4'-6"

6'-0"

4'-8"

6'-0"

376973
VPP Exhibit A
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SCALE: 3/16"=1'-0"

A

A

A

A

A

A

A

A

A

A

A

A

A

A A

A

A

A

A

A

A

A

A

AC

C

C

C

C

C

C

C

C

C

B B B

SILVER

MILGARD

D&W FRAME

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

DUTCH BLUE

LA HABRA

SMOOTH STUCCO

FOREST GREEN

SHEET METAL

ROOFING

42" FENCE

ROD IRON

SILVER

3'-0"

HIGHWAY

DEDICATION

AA C

A

A

A

A

A

PL PLC/L

C

WATERS EDGE

LA HABRA

SMOOTH STUCCO

CRYSTAL WHITE

LA HABRA

SMOOTH STUCCO

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

M
A

X
 H

T
. 

INTERIOR FINISH MATERIALS APPLIED TO WALL
AND CEILINGS SHALL BE TESTED AS SPECIFIED
IN SECTION 803.

WINDOW SQFT
PER FLOOR

WALL SQFT PERCENTAGEFLOOR ALLOWABLE
AREA

FIRE SEPARATION
DISTANCE

143.66' x 10.6'
= 1,522.79 SF.

UNPROTECTED, SPRINKLERED

23%1ST

2ND

3RD

4TH

5TH

(2x13.8')+(3x23)+(2x27.6')
65+76+67=359.8'SF.

6TH

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

5' TO LESS THAN 10'

25%

25%

25%

25%

25%

25%

166.33' x 10.6'
= 1,763.09 SF.

22%
(2x13.8')+(7x33')
+65'+67'=390.6' SF.

NEW PL

166.33' x 10.6'
= 1,763.09 SF.

166.33' x 10.6'
= 1,763.09 SF.

166.33' x 10.6'
= 1,763.09 SF.

166.33' x 10.6'
= 1,763.09 SF.

A

A

A

A

22%
(2x13.8')+(7x33')
+65'+67'=390.6' SF.

22%
(2x13.8')+(7x33')
+65'+67'=390.6' SF.

22%
(2x13.8')+(7x33')
+65'+67'=390.6' SF.

14%
(2x13.8')+(5x33')
+67'=259.6' SF.

LOW CEILING ON BASEMENT
SEE A-14

LOWEST ELEVATION 5' OUT FROM
BUILDING PERIMETER PER 12.03".

339.86' ALUMINUM RAILING 42" H.

CLEAR

GLASS

RAILING

WATERS EDGE

LA HABRA

SMOOTH STUCCO
DUTCH BLUE

LA HABRA

SMOOTH STUCCO

WATERS EDGE

LA HABRA

SMOOTH STUCCO

WATERS EDGE

LA HABRA

SMOOTH STUCCO

FOREST GREEN

SHEET METAL

ROOFING

340.20'

344.50'

9'-0"

13'-4"

8'-4"

330.20'

339.75'

12'-10"

REAR SETBACK

6'-0"

FRONT

SETBACK

3'-0"

4'-6"

5'-0"

4'-6"

5'-0"

4'-6"

5'-0"

4'-6"

5'-0"

6'-6"

5'-0"

6'-6"

3'-0"

4'-6"

8'-4"

8'-2"

343.50'

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

2'-10"

2'-10"

2'-10"

2'-10"

2'-10"

341.00'

4'-8"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

76'-8"

2'-0"

N.G 342.25'

N.G 341.65'

RAMP TO THE BASEMENT

4'-6"

N.G 341.35'

1'-6"

339.79'

342.92'
342.34'

341.76'

1'-6"

6'-0"

6'-0"

3'-6"

3'-6"

6'-0"

3'-6"

6'-0"

3'-6"

6'-0"

376973
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SCALE: 1/8"=1'-0"

RC CHANNEL

E.S., E. FACE

5/8" TYPE 'X' DRYWALL

E.S., E. FACE

RC CHANNEL

E.S., E. FACE

5/8" TYPE 'X' DRYWALL

E.S., E. FACE

RC CHANNEL

E.S., E. FACE

5/8" TYPE 'X' DRYWALL

E.S., E. FACE

RC CHANNEL

E.S., E. FACE

5/8" TYPE 'X' DRYWALL

E.S., E. FACE

RC CHANNEL

E.S., E. FACE

5/8" TYPE 'X' DRYWALL

E.S., E. FACE

L.W. CONCRETE

TYP.

L.W. CONCRETE

TYP.

L.W. CONCRETE

TYP.

L.W. CONCRETE

TYP.

NEW PL C/L

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

8'-2"
8'-6"8'-6"

8'-2"

8'-6"

25'-7"

8'-2"8'-2"
8'-6"8'-6"

8'-2"

8'-6"

25'-7"

8'-2"8'-2"
8'-6"8'-6"

8'-2"

8'-6"

25'-7"

8'-2"
4' FIRE

ACCESS

LOW CEILING

MIN. GRADE 339.86

LOW CEILING

SIDE YARD LEVEL

NATURAL GRADE

1ST FLOOR LEVEL

OLD PL

NEW PL
OLD PL

4'-0"

3'-6"

5'-3"

3'-6"

1'-3"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

1'-0"

1'-0"

1'-0"

1'-0"

1'-0"

1'-0"

1'-3"

9'-3"

1'-3"

1'-3"

1'-3"

3'-6"

2'-6"

2'-6"

2'-6"

2'-6"

9'-0"

3'-6"

3'-6"

3'-6"

3'-6"

5'-5"

5'-5"

5'-5"

5'-5"

12'-10"

REAR SETBACK

6'-0"

FRONT

SETBACK

331.00'

329.37'

330.68'

334.00'

3'-0"

HIGHWAY

DEDICATION

328.78'

4'-8"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

329.70

9'-6"

9'-6"

12'-7"12'-2"
13'-2"

1'-3"

1'-0"

0'-8"

1'-4"
1'-6"1'-0" 1'-3" 1'-4"

376973
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SECTION B-B
SCALE: 1/8"=1'-0"

SECTION C-C
SCALE: 1/8"=1'-0"

ROOF 407.50'

6TH FLOOR 397.00'

BLDG HT. 415.50'

SECTION D-D
SCALE: 1/8"=1'-0"

ROOF 407.50'

6TH FLOOR 397.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

1ST FLOOR 344.50'

BLDG HT. 416.50'

5TH FLOOR 386.50'

2ND FLOOR 355.00'

MIN. GRADE 339.86

FENCE 6'

343.05

PL

DROP CEILING

3'-6"

PL

1ST FLOOR 344.50'

2ND FLOOR 355.00'

3RD FLOOR 365.50'

4TH FLOOR 376.00'

5TH FLOOR 386.50'

6TH FLOOR 397.00'

ROOF 407.50'

BLDG HT. 416.50'

PL

L.W. CONCRETE

TYP.

L.W. CONCRETE

TYP.

L.W. CONCRETE

TYP.

4' FIREACCESS
MIN. GRADE 339.86

LOW CEILING

LOW CEILING

ALUMINUM RAILING 42" H.

BEDROOM & BATHROOM

CEILING DROPED

MECHANICAL DUCT SPACE

8'-0"

10'-6"

6'-4"

SIDE SETBACK

4'-8"

10'-6"

9'-0"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-6"

6'-0"

342.85

6'-4"

SIDE SETBACK

6'-0"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

4'-8"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

10'-6"

9'-0"

6'-4"

SIDE SETBACK

6'-4"

SIDE SETBACK

4'-6"

4'-6"

4'-6"

4'-6"

3'-6"

3'-6"

3'-6"

3'-6"

3'-6"

329.80'

18'-3"

9'-6"

13'-5" 14'-0"

1'-4"

376973
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R. SIGNS & IDENTIFICATION

California’s standards for signage are more stringent than

Section 4.30 of the ADA Standards for Accessible Design.

(1117B.5)

The International Symbol of Accessibility shall be the

standard used to identify facilities that are accessible to and

usable by physically disabled persons as set forth in Title

24 and as specifically required in this Section.

(1117B.5.8.1, Fig 11B-6)

1. The International Symbol of Accessibility shall consist

of a white figure on a blue background. The blue shall

be equal to Color No. 15090 in Federal Standard

595B. (1117B5.8.1.1)

2. All building and facility entrances that are accessible to

and usable by persons with disabilities and at every

major junction along or leading to an accessible route

of travel shall be identified with a sign displaying the

International Symbol of Accessibility and with

additional directional signs to be visible to persons

along approaching circulation paths.

(1117B.5.8.1.2, 1127B.3)

3. Where permanent identification signs are provided for

rooms and spaces of a building or site, raised

characters shall be provided and shall be

accompanied by Braille in conformance with Section

1117B.5.2 through 1117B.5.7. Signs shall be installed

on the wall adjacent to the latch outside of the door.

Where there is no wall space on the latch side,

including at double leaf doors, signs shall be placed on

the nearest adjacent wall, preferably on the right.

Mounting height shall be 60 inches above the finished

floor to the centerline of the sign. Mounting location

shall be determined so that a person may approach

within 3inches of signage without encountering

protruding objects or standing within the swing of a

door. (1117B.5.1, 1117B.5.7)

4. When signs direct to or give information about

permanent rooms and functional spaces of a building

or site, they shall comply with Sections 1117B.5.2,

1117B.5.3, and 1117B.5.4. For other means of egress

signs and identification see Chapter 10, Sections

1011.3, 1022.8, 1008.1.9.7, 1007.9, 1007.10, 1007.11

and 1007.4. (1117B.5.1.2)

5. When raised characters or when pictogram symbols

are used, they shall conform to the following:

(1117B.5.5)

a) Characters on signs shall be raised 1/32-inch

minimum and shall be sans - serif uppercase

characters accompanied by contracted (Grade 2)

Braille complying with section 1117B.5.6.

(1117B.5.5.1)

b) Raised characters or symbols shall be a minimum

of 5/8 inch high and a maximum of 2 inches high.

(1117B.5.5.2)

c) Pictorial symbol signs (pictograms) shall be

accompanied by the verbal description placed

directly below the pictogram. The outside

dimension of the pictogram field shall be a

minimum of 6 inches in height. (1117B.5.5.3)

d) Characters and Braille shall be in a horizontal

format. Braille should be placed a minimum of

3/8-inch and a maximum of ½-inch directly below

the tactile characters; flush left or centered. When

tactile sign is multi-lined, all Braille shall be placed

together below all lines of tactile text. (1117B.5.5.4)

6. Characters on signs shall have a width-to-height ratio

of between 3:5 and 1:1 and a stroke width-to-height

ratio between 1:5 and 1:10. (1117B.5.3)

7. Characters, symbols and their background shall have

a non-glare finish. Characters and symbols shall

contrast with their background, either light characters

on a dark background or dark characters on a light

background. (1117B.5.2)

8. Characters and numbers on signs required to be

accessible by Section 1117B.5.1 Items 2 and 3 shall

be sized according to the Table in Section 1117B.5.4.

. (1117B.5.4)

9. Contracted (Grade 2) Braille shall be used wherever

Braille is required in other portions of these Standards.

Dots shall be 1/10 inch on centers in each cell with

2/10-inch space between cells. Dots shall be raised a

minimum of 1/40 inch above the background.

(1117B.5.6)

S. ELECTRICAL

1. The highest operable part of all controls, dispensers,

receptacles and other operable equipment shall be

installed at an accessible location meeting the

clearances and reach range requirements of Sections

1118B.5 and 1118B.6. (1117B.6.3)

2. Controls and switches intended to be used by the

occupant of the room or area to control lighting and

receptacle outlets, appliances, or cooling, heating, and

ventilating equipment, shall be located no more than

48 inches measured from the top of the outlet box nor

less than 15 inches measured from the bottom of the

outlet box to the level of the finish floor or working

platform. (1117B.6.5.1)

3

NORTH STAIR3 THROUGH 5

FINISH FLOOR
Structures four (4) or more stories in height shall have an

approved stairway sign indicating the floor level, terminus of

the top and bottom of the stair and the identification number

of the stair. It shall be located approximately 5 ft. above the

floor landing and be readily visible when the stair doors are

in an open or closed position. (1003.3.3.13)
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BOTANICAL NAME COMMON NAME SIZE AT 5 YRS. PLANT TYPE
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DIR-2022-310-TOC-VHCA-1A   EXHIBITS 
425 – 427 ½ South Union Avenue 

B – DIRECTOR OF PLANNING’S DETERMINATION (DIR-2022-310-TOC-VHCA) 
  



 
DIRECTOR’S DETERMINATION 

TRANSIT ORIENTED COMMUNITIES AND AFFORDABLE HOUSING INCENTIVES 
PROGRAM 

 
July 19, 2022 

 
Applicant/Owner 
Bahram and Helen Raeen Living 
Trust 
11040 W. Santa Monica Boulevard, 
#326 
Los Angeles, CA 90025 
 
Representative 
Daniel Ahadian 
Nur Development Consulting  
864 S. Robertson Boulevard 
Los Angeles, CA 90035  

Case No. DIR-2022-310-TOC-VHCA 
CEQA: ENV-2022-311-CE 

Location: 425-427 ½ South Union 
Avenue 

Council District: 1 – Cedillo 
Neighborhood Council: Westlake North 
Community Plan Area: Westlake 
Land Use Designation: High Medium Residential 

Zone: R4-1 
Legal Description: Lot 34, Oscar B. Smith’s 

Crown Hill Tract 
  
  
Last Day to File an Appeal: August 3, 2022 

 

 
DETERMINATION – Transit Oriented Communities Affordable Housing Incentive Program 
 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the 
proposed project and as the designee of the Director of Planning, I hereby: 
 
 

Determine that based on the whole of the administrative record as supported by 
the justification prepared and found in the environmental case file, the Project is 
exempt from California Environmental Quality Act (CEQA) pursuant to CEQA 
Guidelines, Section 15332, Class 32, and there is no substantial evidence 
demonstrating that an exception to a categorical exemption pursuant to CEQA 
Guidelines, Section 15300.2 regarding location, cumulative impacts, significant 
effects or unusual circumstances, scenic highways, hazardous waste sites, or 
historical resources applies. 

 
Approve with Conditions a Transit Oriented Communities (TOC) Affordable 
Housing Incentive Program pursuant to Los Angeles Municipal Code (LAMC) 
Section 12.22 A.31, for a qualifying Tier 3 Project totaling 38 dwelling units, 
reserving four (4) units for Extremely Low Income household occupancy for a 
period of 55 years, with the following Additional Incentives:  

DEPARTMENT OF 
CITY PLANNING 

 

COMMISSION OFFICE 
(213) 978-1300 

 
CITY PLANNING COMMISSION 

 
SAMANTHA MILLMAN 

PRESIDENT 
 

CAROLINE CHOE 
VICE-PRESIDENT 

 

HELEN CAMPBELL  
JENNA HORNSTOCK 

HELEN LEUNG 
YVETTE LOPEZ-LEDESMA 

KAREN MACK 
DANA M. PERLMAN 

RENEE DAKE WILSON 

 City of Los Angeles 
CALIFORNIA 

 

 
 

ERIC GARCETTI 
MAYOR 

 

 EXECUTIVE OFFICES 
200 N. SPRING STREET, ROOM 525 
LOS ANGELES, CA  90012-4801 

(213) 978-1271 
 

VINCENT P. BERTONI, AICP 
DIRECTOR 

 
SHANA M.M. BONSTIN 

DEPUTY DIRECTOR 
 

ARTHI L. VARMA, AICP 
DEPUTY DIRECTOR 

 

LISA M. WEBBER, AICP 
DEPUTY DIRECTOR 
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a. Setbacks (Front and Rear).  Allow a front yard setback of 6 feet in lieu of 

15 feet via the averaging of  the front yard setbacks of adjoining structures 
and a rear yard setback of 12 feet 10 inches in lieu of 18 feet as otherwise 
required by LAMC Sections 12.11 C.1 and 12.11 C.3. 
 

b. Setbacks (Sides). Allow side yard setbacks of 6 feet 4 inches in lieu of 9 
feet as otherwise required by LAMC Section 12.11 C.2. 
 

c. Open Space. A 24% reduction in Open Space to allow 3,130 square feet 
in lieu of the 4,100 square feet otherwise required by LAMC Section 12.21 
G.2. 
 

Adopt the attached Findings. 
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CONDITIONS OF APPROVAL 
 
Pursuant to Section 12.22-A.31 of the Los Angeles Municipal Code, the following conditions are 
hereby imposed upon the use of the subject property: 
 
1. Site Development. Except as modified herein, the project shall be in substantial conformance 

with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to 
the subject case file. No change to the plans will be made without prior review by the 
Department of City Planning, Central Project Planning Division, and written approval by the 
Director of Planning. Each change shall be identified and justified in writing. Minor deviations 
may be allowed in order to comply with the provisions of the Los Angeles Municipal Code or 
the project conditions. 

 
2. On-Site Restricted Affordable Units. A minimum of four (4) dwelling units, that is 10 percent 

of the 38 total dwelling units, shall be designated for Extremely Low Income Households, as 
determined by the Los Angeles Housing Department (LAHD) and California Government 
Code Section 65915(c)(2). 

 
3. Changes in Restricted Units. Deviations that increase the number of restricted affordable 

units or that change the composition of units or change parking numbers shall be consistent 
with LAMC Section 12.22 A.31 and TOC Guidelines. 

 
4. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 

covenant to the satisfaction of the Los Angeles Housing Department (LAHD) to make four (4) 
units available to Extremely Low Income Households, for sale or rental as determined to be 
affordable to such households by LAHD for a period of 55 years. In the event, the applicant 
reduces the proposed density of the project, the number of required set-aside affordable units 
may be adjusted, consistent with LAMC Section 12.22 A.31 and TOC Guidelines to the 
satisfaction of LAHD, and in consideration of the project’s SB 330 Determination. Enforcement 
of the terms of said covenant shall be the responsibility of LAHD. The applicant will present a 
copy of the recorded covenant to the Department of City Planning for inclusion in this file. The 
project shall comply with the TOC Guidelines and any monitoring requirements established 
by the LAHD. Refer to the Transit Oriented Communities (TOC) Affordable Housing Incentive 
Program and Housing Replacement sections of this determination.  

 
5. Height. The building shall not exceed six stories or 76 feet 8 inches in height as measured 

from grade to the highest point of the roof parapet. 
 

6. Base Incentives.  
 

a. Residential Density. The project shall be limited to a maximum density of 38 
residential dwelling units (equal to a density increase of 58 percent), including On-
site Restricted Affordable Units. 

 
b. Floor Area Ratio (FAR). The project shall be permitted a FAR of 4.5:1 for a Tier 

3 project in both a residential zone. 
 

c. Parking.  
 

i. Residential Automobile Parking. Automobile parking shall be provided 
consistent with LAMC Section 12.22 A.31 and Government Code Section 
65915(p)(2), which require a minimum of 0.5 spaces per unit for all 
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residential units in an Eligible Housing Development Project located in a 
Tier 3 TOC Affordable Housing Incentive Area. A greater number may be 
provided at the applicant’s discretion. 
 

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

 
7. Additional Incentives.  

 
a. Front and Rear Yard Setbacks. The project shall be permitted an average of the 

front yard setbacks of adjoining structures to allow a front yard setback of 6 feet 
and a 30% reduction of the rear yard setback requirement to allow a rear yard 
setback of 12 feet 10 inches 

 
b. Side Yard Setbacks. The project shall be permitted a 30% reduction of two 

individual yard setback requirements to allow two side yard setbacks of 6 feet 4 
inches feet.  

 
c. Open Space. The project shall be permitted a 24% reduction in open to allow a 

minimum of 3,130 square feet of usable open space. 
 
8. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC 12.21 A.16.  
 
9. Unbundling. Required parking may be sold or rented separately from the units with the 

exception of all Restricted Affordable Units which shall include any required parking in the 
base rent or sales price, as verified by LAHD.  

 
10. Landscaping. The landscape plan shall indicate landscape points for the project equivalent 

to 10% more than otherwise required by LAMC 12.40 and Landscape Ordinance Guidelines 
“O”. All open areas not used for buildings, driveways, parking areas, recreational facilities or 
walks shall be attractively landscaped, including an automatic irrigation system, and 
maintained in accordance with a landscape plan prepared by a licensed landscape architect 
or licensed architect, and submitted for approval to the Department of City Planning. 
 

11. Trash Storage. Trash storage and collection shall be enclosed in the parking garage and no 
visible from the public right-of-way. Trash collection shall occur within the enclosed parking 
garage and shall not interfere with traffic on any public street.  

 
12. Mechanical Equipment. All mechanical equipment on the roof shall be screened from view. 

The transformer, if located in the front yard, shall be screened with landscaping. 
 

13. Maintenance. The subject property (including all trash storage areas, associated parking 
facilities, sidewalks, yard areas, parkways, and exterior walls along the property lines) shall 
be maintained in an attractive condition and shall be kept free of trash and debris. 
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14. Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light 

source cannot be seen from adjacent residential properties or the public right-of-way, nor from 
above. 

 
15. Utilities. To the extent feasible, all new utility lines which directly service a project shall be 

installed underground. If underground service is not currently available, then provisions shall 
be made for future underground service, as determined by the Department of Water and 
Power. 

Administrative Conditions  
 

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

 
17. Notations on Plans. Plans submitted to the Department of Building & Safety, for the purpose 

of processing a building permit application shall include all of the Conditions of Approval herein 
attached as a cover sheet, and shall include any modifications or notations required herein. 

 
18. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification 

of consultations, review of approval, plans, etc., as may be required by the subject conditions, 
shall be provided to the Department of City Planning prior to clearance of any building permits, 
for placement in the subject file.  

 
19. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 

subject property shall be complied with, except where granted conditions differ herein.  
 
20. Department of Building & Safety. The granting of this determination by the Director of 

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

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

 
23. Expiration. In the event that this grant is not utilized within three years of its effective date 

(the day following the last day that an appeal may be filed), the grant shall be considered null 
and void. Issuance of a building permit, and the initiation of, and diligent continuation of, 
construction activity shall constitute utilization for the purposes of this grant. 

 
24. 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, in whole or in part, of the City’s processing and approval of the entitlement, 
including but not limited to payment of all court costs and attorney’s fees, costs of any 
judgments or awards against the City (including an award of attorney’s fees), 
damages, and/or settlement costs. 

 
(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice 

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

 
(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may be 

required in an increased amount from the initial deposit if found necessary by the City 
to protect the City’s interests. The City’s failure to notice or collect the deposit does 
not relieve the Applicant from 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 
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defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the Applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
entitlement, or take any other action. The City retains the right to make all decisions with 
respect to its representations in any legal proceeding, including its inherent right to abandon 
or settle litigation. 
 
For purposes of this condition, the following definitions apply: 

 
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes actions, 
as defined herein, alleging failure to comply with any federal, state or local law. 

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the Applicant otherwise created by this condition. 
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PROJECT BACKGROUND 
 
The subject property is comprised of a single lot with approximately 50 feet of street frontage 
along Union Avenue to the east and an alley to the west. The subject property is rectangular-
shaped and has a lot area of approximately 9,139 square feet. The subject property is zoned R4-
1 and is in the Westlake Community Plan Area with a High Medium Residential land use 
designation. The subject property has a Height District 1 designation that establishes no height 
limit and restricts the Floor Area Ratio (FAR) of the development to a maximum of 3:1. 
 
The project includes the demolition of a single-story fourplex and a detached accessory building 
for the construction, use, and maintenance of a 38-unit residential apartment building, of which 
four (4) dwelling units will be reserved for Extremely Low Income households. The building will 
total 76 feet and 8 inches in height and be constructed with six residential floors over one 
subterranean level of parking containing 20 vehicle parking spaces, 34 long-term bicycle parking 
spaces, and 3 short-term bicycle parking spaces. The project will contain 29,610 square feet of 
floor area for a maximum Floor Area Ratio of 4.5:1. The unit mix will be comprised of five (5) 
studio apartments, 21 one-bedroom apartments, and 12 two-bedroom apartments. There will be 
3,130 square feet of open space, comprised of 1,300 square feet of private open space and 1,830 
square feet of common open space on the first and sixth floors. Additionally, the project requires 
the export of 4,625 cubic yards of earth and the removal of three (3) non-protected trees on-site 
with trunk diameters greater or equal to eight (8) inches. 
 
The subject property site qualifies as a Tier 3 Transit Oriented Communities housing project 
based on being located within one half mile from the Metro Westlake / MacArthur Park Station, 
which is served by the Metro B (Red) and D (Purple) Lines. The subject property is located within 
a Transit Priority Area, a State Enterprise Zone, the Westlake Recovery Redevelopment Project 
Area, an Urban Agriculture Incentive Zone, and a BOE Special Grading Area. On December 22, 
2021, Planning staff approved an administrative review of the proposed project with the Westlake 
Recovery Redevelopment Plan and determined the project conforms to the Redevelopment Plan.   
 
On January 20, 2022, the proposed project was reviewed by the Urban Design Studio (UDS). The 
purpose of the UDS meeting is to provide project specific recommendations, organized around 
three distinct yet interrelated approaches to design that include: 1) Pedestrian First Design, 2) 
360 Degree Design, and 3) Climate Adaptive Design. At this meeting, UDS recommended the 
following:  
 

• Consider relocating access to the back alley. 
• Call out all materials on the materials schedule. 
• Replace aloe trees that meet intent of shade/urban canopy. 
• Consider extending the equitone pebble to the top of the roof.  
• Consider installing a taller window for the northern unit on the 6th floor on the east elevation 

to balance out the taller roof line and provide a higher ceiling for that unit. 
 

The applicant considered UDS recommendations and provided a response to their comments. 
The applicant considered relocating the driveway to the public alley but elected not to do so. The 
plans were revised to include material callouts and color block samples, to show that the use of 
equitone pebble was extended up to the roof line, and to show that the sixth floor windows and 
sliding door on the east elevation were enlarged. The landscape plans were revised to show that 
the aloe trees were replaced with Coast Tea Trees. The Office of Historic Resources reviewed 
the project and adjacent properties and determined there are no impacts to historic resources 
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Union Avenue, adjoining the subject property to the east, is a designated  Collector Street, 
dedicated to a right-of-way width of 66 feet and a roadway width of 40 feet, and improved with 
asphalt roadway, concrete curb, gutter, and sidewalk. A dedication of 3 feet is required. 
 
Public Alley, adjoining the property to the west, is dedicated to a right-of-way width of 16 feet. 
 
As a Tier 3 project, the project is entitled to the following Base Incentives and is seeking Additional 
Incentives of the Transit Oriented Communities (TOC) Affordable Housing Incentive Program: 
 

• Base Incentives 
o A 58% increase in density to allow a total of 38 dwelling units in lieu of 24 dwelling 

units otherwise permitted. 
o An increase in the Floor Area Ratio (FAR) from 3:1 to a maximum 4.5:1. 
o Parking reduction of 0.5 spaces per unit, allowing 19 vehicle parking spaces in lieu 

of the 58 vehicle parking spaces otherwise required. 
• Additional Incentives 

o A reduction in the yard setbacks to allow a front yard setback of 6 feet in lieu of the 
15 feet otherwise required and a rear yard setback of 12 feet 10 inches in lieu of 
the 18 feet otherwise required. 

o A reduction in the setbacks to allow side yard setbacks of 6 feet 4 inches in lieu of 
the 9 feet otherwise required. 

o Open space reduction to allow 3,130 square feet in lieu of the 4,100 square feet 
otherwise required. 

 
 
HOUSING REPLACEMENT BACKGROUND  
 
On October 9, 2019, Governor Gavin Newsom signed into law the Housing Crisis Act of 2019 (SB 
330). SB330 requires projects that meet the criteria per California Government Code Section 
65589.5(h)(2)(B) filed as of January 1, 2020 to demonstrate compliance with the housing 
replacement provisions which require replacement of dwelling units that either exist at the time of 
application of a project, or have been vacated or demolished in the ten-year period preceding the 
application of the project. This applies to all pre-existing units that have been subject to a recorded 
covenant, ordinance, or law that restricts rents to levels affordable to persons and families of lower 
or very low income; subject to any other form of rent or price control; or occupied by Low or Very 
Low Income Households. On September 16, 2021, the Governor signed SB 8, which updated 
several provisions of the Housing Crisis Act of 2019, into law. 
 
Pursuant to the SB 330 (TOC) Determination Letter, dated October 21, 2021, and prepared by 
the Los Angeles Housing Department (LAHD), three (3) affordable units need to be replaced with 
an equivalent type, with one (1) unit restricted to Extremely Low Income Households, one (1) unit 
restricted to Very Low Income Households, and one (1) unit restricted to Low Income Households. 
The project proposes four (4) units restricted for Extremely Low Income Households. As such, 
the project complies with SB 330. The updated regulations for the Housing Crisis Act created 
through SB 8 do not alter the replacement requirements already described. 
 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
BACKGROUND 
 
Measure JJJ was adopted by the Los Angeles City Council and established the Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program. The measure required that the 
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Department adopt a set of TOC Guidelines, which establishes incentives for residential and 
mixed-use projects located within one-half mile of a major transit stop, as defined under existing 
State law. 
 
The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines), released on 
September 22, 2017, and amended on February 26, 2018, established a tier-based system with 
varying development bonuses and incentives based on a project’s distance from different types 
of transit. The largest bonuses are reserved for those areas in the closest proximity to significant 
rail stops or the intersection of major bus rapid transit lines. Required affordability levels are 
increased incrementally in each higher tier. The incentives provided in the TOC Guidelines 
describe the range of bonuses from particular zoning standards that applicants may select. 
 
Per the TOC Referral Form, dated August 20, 2021, the subject property is located within one-
half mile of the Metro Westlake / MacArthur Park Station, which is served by the Metro B (Red) 
and D (Purple) Lines. As such, the project is eligible for Tier 3 TOC Affordable Housing Incentives. 
 
Tier 3 Base Incentives require On-Site Restricted Affordable Units at the rate of 10% of the total 
number of units for Extremely Low Income Households. The project proposes to set aside four 
(4) units, that is 10% of the total 38 units, for Extremely Low Income Households. Up to three (3) 
Additional Incentives may be granted for projects that include at least 11% of the base units for 
Extremely Low Income Households. The project proposes to set aside 4 units, that is 16% of the 
base 24 units, for Extremely Low Income Households. As such, the project is eligible for up to 
three (3) Additional Incentives.  
 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS 
 
To be an eligible Transit Oriented Communities (TOC) Housing Development, a project must meet 
the Eligibility criteria set forth in Section IV of the TOC Affordable Housing Incentive Program 
Guidelines (TOC Guidelines). A Housing Development located within a TOC Affordable Housing 
Incentive Area shall be eligible for TOC Incentives if it meets all of the following requirements, 
which it does: 
 
1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide 

On-Site Restricted Affordable Units at a rate of at least the minimum percentages described 
below. The minimum number of On-Site Restricted Affordable Units shall be calculated based 
upon the total number of units in the final project. 

 
a. Tier 1- 8% of the total number of dwelling units shall be affordable to Extremely 

Low Income (ELI) households, 8% of the total units shall be for Very Low (VL), or 
20% of the total show be for lower income households. 

b. Tier 2 – 9% ELI, 12%VL, or 21% Lower 
c. Tier 3 – 10% ELI, 14% VL or 23% Lower 
d. Tier 4 – 11% ELI, 15% VL or 25% Lower 

 
As previously mentioned, the project is qualified for Tier 3. The project is required to reserve 
at least 10%, or four (4) units, of the 38 total units for Extremely Low-Income Households. The 
project proposes to reserve four (4) units for Extremely Low Income Households. As such, the 
project satisfies the eligibility requirement for On-Site Restricted Affordable Units. 
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2. Major Transit Stop. A housing development shall be located on a lot, any portion of which 
must be located within 2,640 feet of a Major Transit Stop, as defined in subsection (b) of 
Section 21155 of the California Public Resources Code, and Section II of the TOC Guidelines. 

 
A Major Transit Stop is a site containing a rail station or the intersection of two or more bus 
routes with a service interval of 15 minutes or less during the morning and afternoon peak 
commute periods. The subject site is located within one-half mile from the Metro Westlake / 
MacArthur Park Station, which is served by the Metro B (Red) and D (Purple) Lines and 
thereby meets the eligibility requirement for proximity to a Major Transit Stop. 

 
3. Housing Replacement. A Housing Development must meet any applicable housing 

replacement requirements of California Government Code Section 65915(c)(3), as verified by 
the Los Angeles Department of Housing (LAHD) prior to the issuance of any building permit. 
Replacement housing units required per this section may also count towards other On-Site 
Restricted Affordable Units requirements. 
 
Pursuant to the SB 330 (TOC) Determination Letter dated October 21, 2021 and prepared by 
the Los Angeles Housing Department (LAHD), three (3) SB 330 replacement affordable units 
are required. However, the project will set aside four (4) units restricted for Extremely Low 
Income Households. As such, the project complies with SB 330. The updated regulations for 
the Housing Crisis Act created by SB 8 do not alter the replacement requirements already 
described. 
 

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

5. Base Incentives and Additional Incentives. All Eligible Housing Developments are eligible 
to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to three 
Additional Incentives listed in Section VII of the TOC Guidelines may be granted based upon 
the affordability requirements described below. For the purposes of this section below, “base 
units” refers to the maximum allowable density allowed by the zoning, prior to any density 
increase provided through these Guidelines. The affordable housing units required per this 
section may also count towards the On-Site Restricted Affordable Units requirement in the 
Eligibility Requirement No. 1 above (except Moderate Income units). 
 

a. One Additional Incentive may be granted for projects that include at least 4% of the 
base units for Extremely Low Income Households, at least 5% of the base units for 
Very Low Income Households, at least 10% of the base units for Lower Income 
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Households, or at least 10% of the base units for persons and families of Moderate 
Income in a common interest development.  

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

c. Three Additional Incentives may be granted for projects that include at least 11% of 
the base units for Extremely Low Income Households, at least 15% of the base units 
for Very Low Income Households, at least 30% of the base units for Lower Income 
Households, or at least 30% of the base units for persons and families of Moderate 
Income in a common interest development. 
 

The project is seeking three (3) additional incentives, which requires that at least 11% of the 
24 base units to be set aside for Extremely Low Income Households. This project proposes 
to set aside four (4) units for Extremely Low Income Households, which is 16% of the 24 base 
units. As such, the project meets the eligibility requirement for three (3) additional incentives. 

 
6. Projects Adhering to Labor Standards. Projects that adhere to the labor standards required 

in LAMC 11.5.11 may be granted two Additional Incentives from the menu in Section VII of 
these Guidelines (for a total of up to five Additional Incentives). 
 
The project is not seeking any Additional Incentives beyond the three permitted in exchange 
for reserving at least eleven percent of the base units for Extremely Low Income Households. 
As such, the project need not adhere to the labor standards required in LAMC Section 11.5.11, 
and this eligibility requirement does not apply. 
 

7. Multiple Lots. A building that crosses one or more lots may request the TOC Incentives that 
correspond to the lot with the highest Tier permitted by Section III above. 
 
The proposed project is located on one (1) lot located wholly within a Tier 3 TOC Affordable 
Housing Incentive Area. As such, this eligibility requirement does not apply. 
 

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

9. 100% Affordable Housing Projects. Buildings that are Eligible Housing Developments that 
consist of 100% On-Site Restricted Affordable units, exclusive of a building manager’s unit or 
units shall, for purposes of these Guidelines, be eligible for one increase in Tier than otherwise 
would be provided. 
 
The proposed project does not consist of 100% on-site restricted affordable units. As such, 
this eligibility requirement does not apply 

 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM / 
AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 
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Pursuant to Section 12.22 A.31(e) of the LAMC, the Director shall review a Transit Oriented 
Communities Affordable Housing Incentive Program project application in accordance with the 
procedures outlined in LAMC Section 12.22 A.25(g). 
 
1. Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density 

bonus and requested incentive(s) unless the Director finds that: 
a. The incentives are not required to provide for affordable housing costs as defined in 

California Health and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units. 

 
The record does not contain substantial evidence that would allow the Director to make 
a finding that the requested incentives are not necessary to provide for affordable 
housing costs per State Law. The California Health & Safety Code Sections 50052.5 
and 50053 define formulas for calculating affordable housing costs for Extremely Low, 
Very Low, Low, and Moderate Income Households. Section 50052.5 addresses owner-
occupied housing and Section 50053 addresses rental households. Affordable housing 
costs are a calculation of residential rent or ownership pricing not to exceed 25-percent 
gross income based on area median income thresholds dependent on affordability 
levels. 
 
The list of incentives in the TOC Guidelines was pre-evaluated at the time the TOC 
Affordable Housing Incentive Program Ordinance was adopted to include types of relief 
that minimize restrictions on the size of the project. As such, the Director will always 
arrive at the conclusion that the on-menu incentives are required to provide for 
affordable housing costs because the incentives by their nature increase the scale of 
the project.  
 
The following incentives allow the developer to reduce the required front, rear, and side 
yard setbacks as well as open space so that affordable housing units reserved for 
Extremely Low Income Households can be constructed and the overall space dedicated 
to residential uses is increased. These incentives are expressed in the TOC Guidelines 
which permit exceptions to zoning requirements that result in building design or 
construction efficiencies that facilitate affordable housing costs. These incentives also 
support the applicant’s decision to reserve four (4) units for Extremely Low Income 
Households of the total 38 units. 
 
Front Yard. Allow a front yard setback of 6 feet via the averaging of the front yard 
setbacks of adjoining structures in lieu of the 15 feet otherwise required by LAMC 
Section 12.11 C.1. 
 
Rear Yard. Allow a rear yard setback of 12 feet 10 inches in lieu of the 18 feet otherwise 
required by LAMC Section 12.11 C.2 
 
Side Yards. Allow side yard setbacks of 6 feet 4 inches in lieu of 9 feet otherwise 
required by LAMC Section 12.11 C.2. 
 
Open Space. A 24% reduction in Open Space to allow 3,130 square feet in lieu of the 
4,100 square feet otherwise required by LAMC Section 12.21 G.2. 
 
The requested incentives are expressed in the Menu of Incentives in the TOC Guidelines 
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which permit exceptions to zoning requirements that result in building design or 
construction efficiencies that facilitate affordable housing costs. 

  
b. The Incentive will have a specific adverse impact upon public health and safety or on 

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

  
There is no evidence in the record that the proposed incentive will have a specific 
adverse impact. A “specific adverse impact” is defined as, “a significant, quantifiable, 
direct and unavoidable impact, based on objective, identified written public health or 
safety standards, policies, or conditions as they existed on the date the application was 
deemed complete” (LAMC Section 12.22 A.25(b)). The finding that there is no evidence 
in the record that the proposed incentives will have a specific adverse impact is further 
supported by the CEQA findings. The findings to deny an incentive under Density Bonus 
Law are not equivalent to the findings for determining the existence of a significant 
unavoidable impact under CEQA. However, under a number of CEQA impact 
thresholds, the City is required to analyze whether any environmental changes caused 
by the project have the possibility to result in health and safety impacts. For example, 
CEQA Guidelines Section 15065(a)(4), provides that the City is required to find a project 
that will have a significant impact on the environment and require an EIR if the 
environmental effects of a project will cause a substantial adverse effect on human 
beings.  
 
The proposed project and potential impacts were analyzed in accordance with the CEQA 
Guidelines. The project was evaluated against the exceptions to the use of Categorical 
Exemptions pursuant to Section 15300.2 of the CEQA Guidelines. The Director of 
Planning determined that none of the exceptions apply to the proposed project and the 
project is Categorically Exempt from CEQA pursuant to Class 32 of the CEQA 
Guidelines. Therefore, there is no substantial evidence that the proposed project will 
have a specific adverse impact upon public health and safety or the environment, or on 
any real property that is listed in the California Register of Historical Resources. 
 
The proposed project and potential impacts were analyzed in accordance with the State 
CEQA Statute and Guidelines. Analysis of the proposed project determined that the 
project is Categorically Exempt from environmental review pursuant to Article 19, 
Section 15332, Class 32 of the State CEQA Statute and Guidelines. Additionally, a 
Transportation Study Assessment Referral Form was completed showing 147 daily trips 
were generated, which does not exceed 250 or more daily trips requiring a Vehicle Miles 
Traveled analysis. Furthermore, the project was evaluated against the exceptions to use 
Categorical Exemptions pursuant to Section 15300.2 of the State CEQA Statute and 
Guidelines and determined that none of the exceptions apply to the proposed project. 
Additionally, the subject property has not been identified as a historic resource by local 
or state agencies, and the subject property 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 Historic 
Places LA website or SurveyLA, the citywide survey of Los Angeles. Therefore, there is 
no substantial evidence that the proposed project will have a specific adverse impact 
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upon public health and safety or the environment, or on any real property that is listed 
in the California Register of Historical Resources. 

 
ENVIRONMENTAL FINDINGS 
 
The City of Los Angeles has determined based on the whole of the administrative record, that 
substantial evidence supports that the Project is exempt from CEQA pursuant to CEQA 
Guidelines Section 15332, Class 32 (Infill Development Project) and that none of the exceptions 
to a categorical exemption pursuant to CEQA Guidelines Section 15300.2 apply. 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a)  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; 

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

(c)  The project site has no value as habitat for endangered, rare or threatened species;  
(d)  Approval of the project would not result in any significant effects relating to traffic, noise, 

air quality, or water quality; and  
(e)  The site can be adequately served by all required utilities and public services.  

 
The project includes the demolition of an existing one-story fourplex and the construction, use, 
and maintenance of a six-story, 38-unit apartment building on an approximately 9,139 square-
foot lot. The project will include 20 subterranean parking spaces, 34 long-term bicycle parking 
spaces, and 3 short-term bicycle parking spaces. In conjunction with the construction of the 
apartment building, the project will require an application for a haul route for the export of 4,625 
cubic yards of earth. There are three (3) non-protected trees on-site with trunk diameters greater 
or equal to eight (8) inches that will be removed. As a new multi-family residential structure, and 
as a project which is characterized as in-fill development, the project qualifies for the Section 
15332, Class 32 Categorical Exemption. 
 
The project proposes the following haul route:  
 
Loaded trucks: North on Union Avenue to Temple Street. Right turn onto Temple Street. East on 
Temple Street to Glendale Boulevard. Left turn onto Glendale Boulevard. North on Glendale 
Boulevard and continue onto the Glendale Freeway and then merge onto the I-5. Take exit 159A 
and turn left on Roxford Street to Sepulveda Boulevard. Turn right onto Sepulveda Boulevard and 
continue to San Fernando Road. Turn left onto San Fernando Road and continue to Sunshine 
Canyon Road. Turn left onto Sunshine Canyon Road and continue to Sunshine Canyon Landfill. 
 
The subject property is zoned R4-1 and has a General Plan Land Use Designation of High 
Medium Residential. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, the 
applicant is requesting to utilize the Transit Oriented Communities (TOC) Affordable Housing 
Incentive Program (Tier 3) in order to qualify for base incentives for an increase in density (up to 
70 percent), an increase in floor area (up to 50 percent), a reduction in parking requirements (0.5 
spaces per unit), and additional incentives to reduce the required front, side and rear 
yards/setbacks, and to reduce the required open space up to 25 percent. With the TOC base 
incentives for a density increase and an FAR increase, the proposed project will comply with the 
density and FAR allowed on the site. As shown in the case file, the project is consistent with the 
applicable Westlake Community Plan designation and policies and all applicable zoning 
designations and regulations. The site is located in the Westlake Recovery Redevelopment 
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Project Area. On December 22, 2021, Planning staff approved an administrative review and noted 
the proposed six-story, 38-unit multi-family residential development is permitted in the High 
Medium Residential areas of the Westlake Redevelopment Plan consistent with the Community 
Plan.  
 
The subject property is wholly within the City of Los Angeles, on a site that is approximately 9,139 
square feet (0.21 acres). Lots adjacent to the subject property are predominately developed with 
multi-family dwellings that are three-stories or less, but also include multi-family dwellings taller 
than four stories and a medical facility. All lots immediately to the north, east, south, and west are 
zoned R4-1. Lots to the north are developed with a nursing home and multi-family dwellings that 
range from one- to three-stories in height. Lots to the east are developed with two-story multi-
family dwellings. Lots to the south are developed with a fourteen-story multi-family building with 
200 units. Lots to the west are developed with multi-family dwellings that range from one- to two-
stories in height.  
 
The subject property is previously disturbed and surrounded by development and therefore is not, 
and has no value as, a habitat for endangered, rare or threatened species. There are no protected 
trees on the site, as identified in the Tree Report prepared by William R. McKinley, Certified 
Arborist #WE-4578A, of McKinley and Associates, dated December 20, 2021. However, the site 
does contain three (3) non-protected trees with trunks that are eight (8) inches or greater in 
diameter on the site and one (1) street tree that will be protected during construction. All three (3) 
non-protected trees on the site will be removed. 
 
The subject property is located within a Special Bureau of Engineering (BOE) Grading Area; 
however, specific Regulatory Compliance Measures (RCMs) in the City of Los Angeles regulate 
the grading and construction of projects in these particular types of “sensitive” locations and will 
reduce any potential impacts to less than significant. Specifically, the following RCM would apply: 
 

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

 
As previously mentioned, the project will be subject to Regulatory Compliance Measures (RCMs), 
which require compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater runoff. 
These RCMs will ensure the project will not have significant impacts on noise and water. 
Furthermore, a Vehicle Miles Traveled (VMT) calculator analysis shows that the project generates 
147 daily vehicle trips and does not exceed the threshold criteria established by the Los Angeles 
Department of Transportation (LADOT) of 250 daily vehicle trips for preparing a traffic study. 
Therefore, the project will not have any significant impacts to traffic. Interim thresholds were 
developed by DCP staff based on CalEEMod model runs relying on reasonable assumptions, 
consulting with AQMD staff, and surveying published air quality studies for which criteria air 
pollutants did not exceed the established SCAQMD construction and operational thresholds. The 
subject property will be adequately served by all public utilities and services given that the 
construction of a 38-unit, six-story apartment building will be on a site which has been previously 
developed and is consistent with the General Plan. Therefore, the project meets all of the Criteria 
for the Class 32. 
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There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d) 
Hazardous Waste Sites; and (e) Historical Resources.  
 
There is not a succession of known projects of the same type and in the same place as the 
proposed project. As mentioned, the project includes the demolition of a one-story fourplex and 
the construction of a six-story, 38-unit apartment building in an area zoned and designated for 
such development. All adjacent lots are developed with residential and medical uses, and the 
subject site is of a similar size and slope to nearby properties. The project utilizes  a Floor Area 
Ratio (FAR) of 4.5:1 on a site that is permitted to have a maximum FAR of 4.5:1 per the Transit 
Oriented Communities Program. Thus, there are no unusual circumstances which may lead to a 
significant effect on the environment.  
 
The project also requires the export of 4,625 cubic yards of earth. According to Navigate LA, there 
are no haul routes that are either approved or pending approval within 500 feet of the site. The 
haul route approval will be subject to recommended conditions prepared by the Los Angeles 
Department of Transportation (LADOT) to be considered by the Board of Building and Safety 
Commissioners that will reduce the impacts of construction related hauling activity, monitor the 
traffic effects of hauling, and reduce haul trips in response to congestion. Furthermore, the 
Department of Building and Safety (DBS) staggers the haul route schedules to ensure that all of 
the haul routes do not occur simultaneously. While the proposed haul route would utilize the same 
streets as the approved haul route identified above, it is anticipated that the projects would be in 
different stages of construction and concurrent use of the streets for purposes of hauling is 
anticipated to be minimal. Additionally, each project would be subject to the review of LADOT and 
the Bureau of Street Services and conditions of approval issued by the Board of Building and 
Safety Commissioners. Therefore, in conjunction with Citywide Regulatory Compliance Measures 
(RCMs) and compliance with other applicable regulations, no foreseeable cumulative impacts are 
expected. 
 
Additionally, the only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State Park. 
The subject property  is approximately 19 miles east from State Route 27. Therefore the project 
will not create any impacts within a designated as a state scenic highway. Furthermore, according 
to Envirostor, the State of California’s database of Hazardous Waste Sites, neither the subject 
site, nor any site in the vicinity, is identified as a hazardous waste site. The subject property 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. The subject property 
is listed in the Westlake Redevelopment Plan Area survey as “not eligible, merits consideration.” 
According to an email from the Office of Historic Resources dated January 24, 2022, it has been 
determined that this property requires no further historical analysis. As such, the City does not 
choose to treat the subject property as a historic resource. Based on this, the project will not result 
in a substantial adverse change to the significance of a historic resource and this exception does 
not apply. 
 
TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional 
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upon the privileges being utilized within three years after the effective date of this determination 
and, if such privileges are not utilized, building permits are not issued, or substantial physical 
construction work is not begun within said time and carried on diligently so that building permits 
do not lapse, the authorization shall terminate and become void. 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 
 
VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 
 
The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 
 
Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 
 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
APPEAL PERIOD – EFFECTIVE DATE 
 
The Determination in this matter will become effective and final fifteen (15) days after the 
date of mailing of the Notice of Director’s Determination unless an appeal there from is filed 
with the City Planning Department. It is strongly advised that appeals be filed early during the 
appeal period and in person so that imperfections/incompleteness may be corrected before the 
appeal period expires. Any appeal must be filed on the prescribed forms, accompanied by the 
required fee, a copy of this Determination, and received and receipted at a public office of the 
Department of City Planning on or before the above date or the appeal will not be accepted. 
Forms are available on-line at http://planning.lacity.org. 
 
Planning Department public offices are located at: 
 

http://planning.lacity.org/
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Downtown Office 
Figueroa Plaza 

201 North Figueroa Street, 
4th Floor 

Los Angeles, CA 90012 
(213) 482-7077 

Valley Office Marvin Braude 
Constituent Service Center 
6262 Van Nuys Boulevard, 

Suite 251 
Van Nuys, CA 91401 

(818) 374-5050 

West Los Angeles Office 
Development Services 

Center 
1828 Sawtelle Boulevard 

2nd Floor 
Los Angeles, CA 90025 

(310) 231-2901 
 
Only an applicant or any owner or tenant of a property abutting, across the street or alley 
from, or having a common corner with the subject property can appeal this Density Bonus 
Compliance Review Determination. Per the Density Bonus Provision of State Law 
(Government Code Section §65915) the Density Bonus increase in units above the base density 
zone limits and the appurtenant parking reductions are not a discretionary action and therefore 
cannot be appealed. Only the requested incentives are appealable. Per Section 12.22 A.25 of 
the LAMC, appeals of Density Bonus Compliance Review cases are heard by the City Planning 
Commission. 
 
Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at Figueroa Plaza 
in Downtown Los Angeles, Marvin Braude Constituent Service Center in the Valley, or in West 
Los Angeles. In order to assure that you receive service with a minimum amount of waiting, 
applicants are encouraged to schedule an appointment with the Development Services Center 
either through the Department of City Planning website at http://planning.lacity.org or by calling 
(213) 482-7077, (818) 374-5050, or (310) 231-2901. The applicant is further advised to notify any 
consultant representing you of this requirement as well. 
 
The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 
 
Vincent P. Bertoni, AICP 
Director of Planning 
 
 
Approved by:  Reviewed by:  
   
   
    
Eric Claros, Senior City Planner  Monique Acosta, City Planner 
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Erick Morales, Planning Assistant   
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COUNTY CLERK’S USE CITY OF LOS ANGELES  
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012 

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 
(PRC Section 21152; CEQA Guidelines Section 15062) 

 
Pursuant to Public Resources Code § 21152(b) and CEQA Guidelines § 15062, the notice should be posted with the County Clerk by mailing the form 
and posting fee payment to the following address: Los Angeles County Clerk/Recorder, Environmental Notices, P.O. Box 1208, Norwalk, CA 90650. 
Pursuant to Public Resources Code § 21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an 
exemption for the project. Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
DIR-2022-310-TOC-VHCA / Transit Oriented Communities and Affordable Housing Incentives 

LEAD CITY AGENCY 
City of Los Angeles (Department of City Planning) 

CASE NUMBER 
ENV-2022-311-CE 

PROJECT TITLE 
425 South Union Avenue 

COUNCIL DISTRICT 
1 – Cedillo 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 
425 South Union Avenue, Los Angeles, CA 90017 
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JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2022-311-CE 

The City of Los Angeles has determined based on the whole of the administrative record, that 
substantial evidence supports that the Project is exempt from CEQA pursuant to CEQA 
Guidelines Section 15332, Class 32 (Infill Development Project) and that none of the exceptions 
to a categorical exemption pursuant to CEQA Guidelines Section 15300.2 apply. 
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria:  
 

(a)  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; 

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

(c)  The project site has no value as habitat for endangered, rare or threatened species;  
(d)  Approval of the project would not result in any significant effects relating to traffic, noise, 

air quality, or water quality; and  
(e)  The site can be adequately served by all required utilities and public services.  

 
The project includes the demolition of an existing one-story fourplex and the construction, use, 
and maintenance of a six-story, 38-unit apartment building on an approximately 9,139 square-
foot lot. The project will include 20 subterranean parking spaces, 34 long-term bicycle parking 
spaces, and 3 short-term bicycle parking spaces. In conjunction with the construction of the 
apartment building, the project will require an application for a haul route for the export of 4,625 
cubic yards of earth. There are three (3) non-protected trees on-site with trunk diameters greater 
or equal to eight (8) inches that will be removed. As a new multi-family residential structure, and 
as a project which is characterized as in-fill development, the project qualifies for the Section 
15332, Class 32 Categorical Exemption. 
 
The project proposes the following haul route:  
 
Loaded trucks: North on Union Avenue to Temple Street. Right turn onto Temple Street. East on 
Temple Street to Glendale Boulevard. Left turn onto Glendale Boulevard. North on Glendale 
Boulevard and continue onto the Glendale Freeway and then merge onto the I-5. Take exit 159A 
and turn left on Roxford Street to Sepulveda Boulevard. Turn right onto Sepulveda Boulevard and 
continue to San Fernando Road. Turn left onto San Fernando Road and continue to Sunshine 
Canyon Road. Turn left onto Sunshine Canyon Road and continue to Sunshine Canyon Landfill. 
 



CASE NO. ENV-2022-311-CE  PAGE 2 
 
The subject property is zoned R4-1 and has a General Plan Land Use Designation of High 
Medium Residential. Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, the 
applicant is requesting to utilize the Transit Oriented Communities (TOC) Affordable Housing 
Incentive Program (Tier 3) in order to qualify for base incentives for an increase in density (up to 
70 percent), an increase in floor area (up to 50 percent), a reduction in parking requirements (0.5 
spaces per unit), and additional incentives to reduce the required front, side and rear 
yards/setbacks, and to reduce the required open space up to 25 percent. With the TOC base 
incentives for a density increase and an FAR increase, the proposed project will comply with the 
density and FAR allowed on the site. As shown in the case file, the project is consistent with the 
applicable Westlake Community Plan designation and policies and all applicable zoning 
designations and regulations. The site is located in the Westlake Recovery Redevelopment 
Project Area. On December 22, 2021, Planning staff approved an administrative review and noted 
the proposed six-story, 38-unit multi-family residential development is permitted in the High 
Medium Residential areas of the Westlake Redevelopment Plan consistent with the Community 
Plan.  
 
The subject property is wholly within the City of Los Angeles, on a site that is approximately 0.21 
acres (9,139 square feet). Lots adjacent to the subject property are predominately developed with 
multi-family dwellings that are three-stories or less, but also include multi-family dwellings taller 
than four stories and a medical facility. All lots immediately to the north, east, south, and west are 
zoned R4-1. Lots to the north are developed with a nursing home and multi-family dwellings that 
range from one- to three-stories in height. Lots to the east are developed with two-story multi-
family dwellings. Lots to the south are developed with a fourteen-story multi-family building with 
200 units. Lots to the west are developed with multi-family dwellings that range from one- to two-
stories in height.  
 
The subject property is previously disturbed and surrounded by development and therefore is not, 
and has no value as, a habitat for endangered, rare or threatened species. There are no protected 
trees on the site, as identified in the Tree Report prepared by William R. McKinley, Certified 
Arborist #WE-4578A, of McKinley and Associates, dated December 20, 2021. However, the site 
does contain three (3) non-protected trees with trunks that are eight (8) inches or greater in 
diameter on the site and one (1) street tree that will be protected during construction. All three (3) 
non-protected trees on the site will be removed. 
 
The subject site is located within a Special Bureau of Engineering (BOE) Grading Area; however, 
specific Regulatory Compliance Measures (RCMs) in the City of Los Angeles regulate the grading 
and construction of projects in these particular types of “sensitive” locations and will reduce any 
potential impacts to less than significant. Specifically, the following RCM would apply: 
 

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

 
As previously mentioned, the project will be subject to Regulatory Compliance Measures (RCMs), 
which require compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater runoff. 
These RCMs will ensure the project will not have significant impacts on noise and water. 
Furthermore, a Vehicle Miles Traveled (VMT) calculator analysis shows that the project generates 
147 daily vehicle trips and does not exceed the threshold criteria established by the Los Angeles 
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Department of Transportation (LADOT) of 250 daily vehicle trips for preparing a traffic study. 
Therefore, the project will not have any significant impacts to traffic. Interim thresholds were 
developed by DCP staff based on CalEEMod model runs relying on reasonable assumptions, 
consulting with AQMD staff, and surveying published air quality studies for which criteria air 
pollutants did not exceed the established SCAQMD construction and operational thresholds. The 
subject property will be adequately served by all public utilities and services given that the 
construction of a 38-unit, six-story apartment building will be on a site which has been previously 
developed and is consistent with the General Plan. Therefore, the project meets all of the Criteria 
for the Class 32. 
 
There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d) 
Hazardous Waste Sites; and (e) Historical Resources.  
 
There is not a succession of known projects of the same type and in the same place as the 
proposed project. As mentioned, the project includes the demolition of a one-story fourplex and 
the construction of a six-story, 38-unit apartment building in an area zoned and designated for 
such development. All adjacent lots are developed with residential and medical uses, and the 
subject site is of a similar size and slope to nearby properties. The project utilizes a Floor Area 
Ratio (FAR) of 4.5:1 on a site that is permitted to have a maximum FAR of 4.5:1 per the Transit 
Oriented Communities Program. Thus, there are no unusual circumstances which may lead to a 
significant effect on the environment.  
 
The project also proposes the export of 4,625 cubic yards of earth. According to Navigate LA, 
there are no haul routes that are either approved or pending approval within 500 feet of the site. 
The haul route approval will be subject to recommended conditions prepared by the Los Angeles 
Department of Transportation (LADOT) to be considered by the Board of Building and Safety 
Commissioners that will reduce the impacts of construction related hauling activity, monitor the 
traffic effects of hauling, and reduce haul trips in response to congestion. Furthermore, the 
Department of Building and Safety (DBS) staggers the haul route schedules to ensure that all of 
the haul routes do not occur simultaneously. While the proposed haul route would utilize the same 
streets as the approved haul route identified above, it is anticipated that the projects would be in 
different stages of construction and concurrent use of the streets for purposes of hauling is 
anticipated to be minimal. Additionally, each project would be subject to the review of LADOT and 
the Bureau of Street Services and conditions of approval issued by the Board of Building and 
Safety Commissioners. Therefore, in conjunction with Citywide Regulatory Compliance Measures 
(RCMs) and compliance with other applicable regulations, no foreseeable cumulative impacts are 
expected. 
 
Additionally, the only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State Park. 
The site is approximately 19 miles east from State Route 27. Therefore the subject site will not 
create any impacts within a designated as a state scenic highway. Furthermore, according to 
Envirostor, the State of California’s database of Hazardous Waste Sites, neither the subject site, 
nor any site in the vicinity, is identified as a hazardous waste site. The project site has not been 
identified as a historic resource by local or state agencies, and the project site has not been 
determined to be eligible for listing in the National Register of Historic Places, California Register 
of Historical Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local 
register; and was not found to be a potential historic resource based on the City’s 
HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. The subject site is 
listed in the Westlake Redevelopment Plan Area survey as “not eligible, merits consideration.” 
According to an email from the Office of Historic Resources dated January 24, 2022, it has been 
determined that this property requires no further historical analysis. As such, the City does not 
choose to treat the site as a historic resource. Based on this, the project will not result in a 
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substantial adverse change to the significance of a historic resource and this exception does not 
apply. 
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DIR-2022-310-TOC-VHCA-1A   EXHIBITS 
425 – 427 ½ South Union Avenue 

D – APPEAL NO. 1 (BRANDI AND CHRISTIAN GARRIS)  
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 

1.    APPELLATE  BODY 
 

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

 

Regarding Case Number:             
 
Project Address:               

 

Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

        Representative 
        Applicant 

        Property Owner 
        Operator of the Use/Site 

      Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

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

      Representative 
      Applicant 

      Owner 
      Operator 

         Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 

Appellant’s Name:              
 

Company/Organization:              
 

Mailing Address:               
 

City:         State:        Zip:      
 

Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

 Self  Other:             

 

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

  

APPEAL  APPLICATION 

 

Instructions and Checklist 

✔

DIR-2022-310-TOC-VHCA

425 S. Union Avenue

08/03/2022

✔

✔

Owners of Building next door at 429 S Union 

 Christian and Brandi Garris

Law Offices of Christian J. Garris, owners of 429 S Union Avenue 

633 W. 5th Street, 28th Floor

Los Angeles CA 90071

(626) 533-3467 christiangarris@yahoo.com

✔

✔
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4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): 

Company:   

Mailing Address:    

City:    State:  .  Zip: 

Telephone:     E-mail:  

5. JUSTIFICATION/REASON FOR APPEAL

a. Is the entire decision, or only parts of it being appealed?   Entire   Part 

b. Are specific conditions of approval being appealed?   Yes    No 

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

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

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

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

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

Appellant Signature: Date:  

GENERAL APPEAL FILING REQUIREMENTS 

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

1. Appeal Documents

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

  Appeal Application (form CP-7769)

  Justification/Reason for Appeal

  Copies of Original Determination Letter

b. Electronic Copy

  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.).  No file should exceed 9.8 MB in size. 

c. Appeal Fee

  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 

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

d. Notice Requirement

  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide

noticing per the LAMC  

  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City 

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment. 

8/2/22

✔

✔ ✔

✔ ✔

✔
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 

 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 

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

 

NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 

 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

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

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

 

 Provide a copy of the written determination letter from Commission. 

 
F.   BUILDING AND SAFETY DETERMINATION 

 

   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 
  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

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

 

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

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

receipt must be submitted as proof of payment. 

✔
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 

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

 
2. Plan Approval/Compliance Review 

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

a.  Appeal Fee 

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

  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
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. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 

Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

  Determination authority notified   Original receipt and BTC receipt (if original applicant)  

 



Appeal Letter 

 

This is an appeal of the Director of Planning’s Density Bonus Compliance Review 
Determination of July 19, 2022, regarding 425 South Union Avenue, Case No. DIR-
2022-310-TOC-VHCA (“the Review Determination”).  We are the owners of the adjacent 
property to the south, 429 South Union Avenue, and therefore have standing to bring 
this appeal.  We believe the Planning Department erred in approving this application 
due to a number of inaccurate facts in the applicant’s representation of structural and 
environmental conditions that will create hazards for neighboring properties. 

 

1. The Subterranean Railway Easement Has Not Been Considered 

The easement is for a tunnel underneath the property for the operation of the Pacific 
Electric Railway.  It is fifteen feet of the southern portion of the entire lot extending from 
the front to the rear.  A similar easement exists on our lot, which neighbors the subject 
property to the south.  This railway tunnel is of unknown condition, and we are very 
concerned that the proposed excavation of a subterranean parking structure on the 
property line and within this easement could cause our structure to collapse.  It appears 
that no consideration to this 100-year old tunnel has occurred, and no evaluation of its 
impact has been made.  Furthermore, given the existence of the easement, it does not 
appear that it would be possible to construct subterranean parking as it would violate 
the conditions of the easement, which prohibits any interference with the tunnel.  It is 
also unclear what the depth of the proposed footings and foundation system would be in 
the proposed building. 

At a minimum, the condition of the tunnel should be investigated.  Before any major 
structure can be built on this lot, a survey of the tunnel underneath this lot must be 
conducted.  The proposed structure both in terms of the proposed subterranean parking 
and the massive load presented by the seven-story proposed building must be 
evaluated from an engineering perspective.  As it stands, the danger to our property is 
unknown.  Planning should require an engineering study of the tunnel, and the impact 
that the proposed structure would have on our structure should be studied from an 
engineering standpoint.  Since the easement should prohibit the construction of a 
subterranean parking structure, the project should not be approved, because the plans 
without subterranean parking do not comply with the parking space requirements for 
such a structure. (LAMC sec. 12.22 A.31.) 

 

a. The City of Los Angeles Has Already Experienced Major Issues 
Arising out of Failing to Consider the Effects of Subterranean Tunnels 

In 1995, the Los Angeles Times reported: 

Faulty and “unrealistic” design work by two of the main contractors on the Los 
Angeles subway project triggered the dramatic collapse of an 80-foot-wide chunk 



of Hollywood Boulevard four months ago, according to a troubling report released 
Thursday that rebuts past assertions from transit officials about who was to 
blame for the sinkhole. 

“Report Blames Contractors for Tunnel Collapse,” Los Angeles Times (October 20, 
1995). 

Hollywood Boulevard partially collapsed during the construction of the Red Line due to 
inadequate consideration of the engineering effects of tunneling adjacent to existing 
structures.  In addition to these high-profile events, the Red Line project to date had 
been plagued with fines for health and safety violations, serious and minor injuries, 
events on tunneling sites which had either caused program delays or increased costs or 
both, and incidents over which State and Federal officials have had cause to take 
action.  In the summer of 1994, for example, it was reported in the Los Angeles Times 
newspaper that the Federal government withheld $1.6 billion in approved funds for 
Metro projects until such time as MTA officials could demonstrate that they were able to 
manage the project.  The funding was released soon after; but then, in June 1995, 
perhaps the last straw in this apparent trail of poor management, poor workmanship and 
deficient construction supervision occurred when Hollywood Boulevard dramatically 
collapsed. See “Investigation of Tunnel Collapse and Sinkhole,” Los Angeles County 
Metropolitan Transit Authority (Oct. 17. 1995). 

There was an unrealistic design and lack of engineering that caused sink holes around 
tunnels in 1995.  The design at issue here does not even address whether it can be 
constructed over a tunnel or even how it could be constructed even if no tunnel existed.  
When the Red Line was built, there were a number of fires, sinkholes and explosions 
associated with working in and around these tunnels.  Further engineering needs to be 
completed here to determine the feasibility of this project. 

 

b. The Engineering Necessary to Establish the Feasibility of This 
Project Has Not Been Completed 

Without a proper engineering plan, environmental reports and a robust budget that 
accounts for the many delays associated with tunneling beneath LA, as an adjacent 
property owner, planning is gambling with our substantial investment and the lives of 
many hundreds of people living in neighboring structures.  We cannot risk a poorly-
designed and planned structure which gives no information about how they plan to deal 
with the engineering challenges of disturbing land in the middle of an easement that 
deals with a subway tunnel.  The reduction of setbacks allows them to get even closer 
to our structure without a proper engineering plan or any environmental reports to 
review and evaluate whether this structure can even be built safely. 

 

 



2. There Are Inadequate Grounds to Waive the Side Setback Requirements 

The required side yard setback is nine feet. (LAMC sec. 12.11 C.2.)  The Review 
Determination allowed for a setback of six feet, four inches. 

Our two-story building is located next door at 429 South Union, if a six-story building 
were to be built six feet away from it would substantially damage our tenants’ ability to 
enjoy the property as it presently exists.  Nearly all of the light comes to our units from 
the windows on the northern side of the building.  If this building were constructed, our 
building would be cast into perpetual darkness with a 76-foot building just six feet away.  
We might lose tenants and our ability to re-rent these units could be comprised, causing 
us a financial injury. 

The setbacks were approved due to the posed inclusion of four affordable units.  The 
issue is that four affordable units already exist at the site and are occupied by low 
income persons who will be displaced should this project be approved. 

The proposed building will have a specific adverse impact due to the scale of this 
building being constructed six feet away from our existing building.  It will substantially 
impact our tenants’ ability to not live in complete darkness in the shadow of a six-story 
building. 

 

3. The Existing Structure Has Historic Significance and Should Not Be 
Demolished 

The courtyard building at 425 S Union Ave is a five unit building arranged in a “C” shape 
with the courtyard next to the side of 429 S. Union, which was built 5 years later.  This 
relatively early example of a bungalow court built in 1921, appears to have been built by 
the same owners or family that built 429 Union 5 years later.  As the extensive survey 
excerpt above references, some more rare examples have bungalow courts have 
apartment buildings associated with them.  The units have nearly all the original window 
openings with the churrigueresque details surrounding them intact, despite the window 
sash being replaced at some point, likely in 2001-2007.  It would not be difficult to re-
create the original wood double hung sash windows as one of the bungalows has the 
original wood windows intact.  Interestingly, the 2009 survey identifies just one 
bungalow court older than this one and most slated for possible preservation are 1922 
or after.  This bungalow court is one of the earlier examples and is naturally occurring 
affordable housing that allows open space in a dense neighborhood, but still allows for 
ample parking and multiple families to reside on a single lot. The building at 425 S 
Union was recently sold to a developer who appears to be planning a 6 story, 38 unit 
apartment building that is completely out of character for this important stretch of Union 
Ave. 

In Westlake, bungalow courts and other variants of courtyard apartments were 
constructed in mixed blocks with small apartments, commercial buildings, and 



single-family residences. Notable concentrations occurred along Burlington, 
Union, and Columbia Avenues north of 6th Street.” 

This collection of bungalows are across the street from the famed Osiris 
Apartments, with its lovely neon roof sign, and is one of a number of small 
bungalow courts and low rise 1920’s Spanish and other Revival style buildings.  
“In some cases (such as on Rampart Boulevard and Union Avenue), an entire 
block of moderately-priced apartment buildings went up within the span of a year 
or two, creating an instantly dense multifamily community from an area originally 
subdivided for residences. Generally built to fill the intense need for affordable 
housing near employment centers and to ensure a sufficient return on 
investment, small apartments were designed to fill as much of a narrow 
residential lot as possible while still allowing for some natural light to reach side 
units, leading to the U, T, or barbell shape that builders of affordable apartments 
had used for decades in New York and Chicago. The sides and rear were usually 
left plain, while builders applied decorative treatments that reflected popular 
period-revival styles of the 1920s, including Mediterranean/Spanish Colonial, 
Tudor, Renaissance, and Classical revival styles. A few owners chose playful 
façades to call attention to their property, such as the Egyptian-style columns of 
the Osiris Apartments (1926).”  

⇒ Four or more related units on one or two residential lots. Some may 
also have a larger central apartment building associated with the units. 

⇒ Units all have the same basic elements of a contemporary architectural 
style, including Mission Revival, Spanish Colonial Revival, Tudor Revival, 
and Streamline Moderne. The closest units to the street may be more 
ornate than units which are less publicly visible. 

 ⇒ Units are oriented toward a landscaped courtyard or pathway. 

“Westlake Recovery Community Redevelopment Area Intensive Survey” City of Los 
Angeles (2009). 

425 and 429 S Union Appear to have been built to complement each other, there is a 
courtyard area that is situated between 429 and 425 Union that is now split with a chain 
link fence but appears to have been open as recently as 15-20 years ago when both 
were owned by the same owner.  As the owner of 429 S Union Ave, I discovered most 
of the architectural details of the building are intact, including the original quoins and 
other ornamentation of the façade of the building.  The wrought iron work appears to be 
original on the façade as well.  The building is a two story garden style apartment 
building with an unusual footprint. It has the barbell style shape, but has five adjoining 
sections so that the entire building has courtyards on both sides and allows light on both 



sides of the building.  The floorplan of each of the 20 units is nearly identical and has a 
railroad style layout that is dependant on the light created by the low rise building at 425 
S Union and its open space. 

The only high rise on this block is an unfortunate concrete structure that is a HUD  type 
building that is out of character and style of the neighboring buildings.  It would be 
unfortunate if this development of a 6 story 38 unit building replaced this small, single 
story bungalow court.  This could be starting another chain reaction of demolition of 
these valuable, and increasingly rare, affordable units in this historic neighborhood.  
This bungalow courtyard building deserves to be saved and should be considered for 
designation, along with my building at 429 S Union Ave, which is adjacent to the 
courtyard these units were centered on. 

In 429 Union all of the original casement windows and ornamental front doors and 
hardware are present on the front of the building and I have restored them since 2015 
when I purchased the building.  I have been restoring the building for the past seven 
years to return any missing details removed over the years and replacing with identical 
or very similar architectural salvage pieces sourced from all over the US.  The exterior is 
almost entirely original, with all the original door and window openings intact, and the 
few missing windows now replaced with period appropriate wooden replacements to 
match the original windows that were removed.  The condition of 425 S Union is similar, 
requiring only small changes to restore it to original condition from 1921. 

These two buildings are part of a group of bungalow courts, low rise garden style 
apartment buildings and a few other low rise 1920’s buildings that are fairly intact and 
undisturbed and clustered along Union Ave which was built up quickly from around 
1921-1927.  These buildings likely were serviced by the Young’s Market chain of food 
stores which were headquartered nearby, just a few blocks down on Union Avenue.  

Comparison of the 1923 Sanborn maps to the 1933–1949 Sanborn maps shows 
that after 1923, the sections of South Alvarado Street between West 6th and 
West 7th Streets transitioned from primarily residential properties to mostly 
commercial development, as did several other areas within the area. In 1923, the 
center of commercial land use was at the intersection of 7th Street and South 
Alvarado Streets, which were both on the routes of the Los Angeles Railway 
Yellow Cars.  A few other commercial areas had emerged by 1923, including 
clusters of two to five shops along 7th Street at Valencia Street and at Union 
Avenue. In 1924, Young’s Market moved into its new Renaissance Revival-style 
headquarters on the southwest corner of 7th Street and Union Avenue. 
Constructed of granite and limestone, the five-story building was admired early 
on for its terra cotta frieze in the style of Italian Renaissance sculptor Della 
Robbia. Young’s Market ran a chain of 43 southern California markets from this 
building. 



“Westlake Recovery Community Redevelopment Area Intensive Survey” City of 
Los Angeles (2009). 

Tearing down or significantly altering any of the buildings along this stretch of Union Ave 
would be a threat to the historic character of the Westlake area.  Neglect of these 
buildings for decades has allowed them to remain relatively untouched and free from 
the heavy development that destroyed the character of the Bunker Hill neighborhood 
and so many other vibrant and unique areas of Los Angeles.  I would like to preserve 
the character, feel and history of Westlake and the roaring twenties time when these 
structures were built.  Allowing a 6 story building to tear through the fabric of this low 
rise, affordable neighborhood would be tragic mistake.  This street has many more 
historically viable structures that are untouched than much of Los Angeles.  The ability 
of this neighborhood to be a walk-able, vibrant multi-family version of Angelino Heights 
is still possible.  I hope to be a part of the preservation of Union Avenue, and I hope you 
will help me in my quest to restore and protect these buildings into the next century.  
This year marks the 101st birthday of 425 S Union Avenue, perhaps we can honor it by 
not tearing it down to make way for another generic high rise “luxury” apartment 
complex. 

 

4. The Applicant Cannot Complete the Project Within Three Years, and the 
Applicant Did Not Adequately Advise HCIDLA Regarding the Occupants of the 
Current Units 

Erick Morales in the Planning Department has kindly alerted us to a few potential issues 
with the HCIDLA portion of the application.  We have just received a copy of the TOC 
Replacement Unit Determination from records management since being alerted to the 
fact that the developers had indicated in their application that three out of four units are 
not tenant occupied, but occupied by the family of the developer.  This assertion has 
been verified, and records management has just sent the paperwork over today.  It 
would appear that the application has been pushed through the process with 
information about who the tenants are that is not accurate.  We would like adequate 
time to evaluate this TOC determination and for this process to be based on an 
accurate evaluation of the people living in these four units and the rents they are paying 
in order to comply with the requirements of the 1999 redevelopment survey.  We have 
included a copy of the letter where the owner claimed that 3 out of 4 units are owner 
occupied, yet we personally know multiple tenants who are not related to this developer 
and have lived there for decades.  There were four low income tenants paying between 
$700 to around $1100 in rent when the developer purchased these units in or around 
12/2020. 

We personally know several of the four tenants of this building and interact with them 
daily.  None of these people are family of the developers as was alleged.  We would like 



to evaluate this document and believe we have a right to have the time to appeal based 
on this information which had been provided to us just hours before the appeal was due.  
In the recent past, there have been several determinations that have been provided to 
those in the radius AFTER the deadline to appeal.  For instance, we received 
notification of the Density Bonus and Affordable Housing Incentives program that allows 
for reduced setback in May 2019 in June 2019, well after the deadline to appeal had 
expired.  This brief time to appeal has resulted in major setback reductions, CEQA 
exemptions and reduced green space areas that affect all neighboring residents.  This 
developer has demonstrated repeatedly they will falsify documents and attempt to push 
this project through at any cost.  All portions of their application should be re-evaluated 
for incorrect or misleading information and rejected based on false or misleading 
statements.  

 

a. The Proposed Project Cannot Be Completed Within Three Years 

Additionally, there are questions about whether this project can be completed within the 
proper timelines and if there will be an impact to the neighborhood  traffic and other 
considerations.  The developer is also using entitlements from the attached 1999 
Description of the Land Within the Westlake Recovery Redevelopment Project that 
clearly states (part L and M page 10):  

The time limitations that are contained in the Redevelopment plan are reasonably 
related to the proposed projects to be implemented in the Project Area and to the 
Agency to eliminate blight within the project area.  The City Council is satisfied 
that permanent housing facilities will be available within three (3) years from the 
time the occupants of the Project Area are displaced and that pending the 
development of the facilities, there will be available to the displaced occupants 
adequate temporary housing facilities AT RENTS COMPARABLE to those in the 
community at the time of the displacement. 

 

b. The Proposed Project Seeks to Improperly Relocate Existing Tenants 

The current tenants pay from $700 to $1,200 per month for their units.  Half of the units 
are paying around $700, which is less than a third to 20 percent BELOW MARKET 
rents.  There are no units currently available anywhere in Los Angeles, or even 
California, that have a one to two-bedroom stand alone house for $700 that a family can 
rent.  At least one or two of these families have been in these units for three to four 
decades at this rental amount.  Displacing these families will result in their inability to 
follow the guidelines outlined in the Redevelopment plan and result in demolition of 
housing that cannot possibly be completed in less than three years in the current 
economic climate.  The developer should be forced to have a complete financial plan, 
engineering plans, DOT traffic studies and environmental reports completed prior to 
removing tenants and demolishing any structures.  This thrown together concept 



addresses none of the engineering , housing, environmental or traffic challenges 
created by replacing four small homes with a 38-unit high rise on an easement they 
have no right to build on. 

 

5. The Factual Basis for the Exemptions Relies on Inaccurate Factual 
Representations of the Neighborhood 

In the CEQA notice of exemptions granted by planning, there are a number of factual 
errors. The developer claimed that there are no other planned developments of this size 
in the area.  In fact, at 500 South Union, there is another 100-unit complex also 
planned.  The report also claims that there are multiple other buildings of this size and 
character, when in fact, there is only one 14-story 200-unit building and one three-story 
30-unit building across the street (Osiris 1926).  All other buildings surrounding the area 
are one and two-story structures that are typically 20 units or less.  This development 
claims there will be no impact to the environment replacing four 4 single-story houses 
with a six-story structure with inadequate underground parking for the 38 proposed 
units.  There should be a requirement to provide a traffic study and environmental 
reports to support their assertion that four units will have the same impact as 38 units. 

The other 100-unit property should be considered across the street.  Altogether, there 
will be an additional 134 units, and all the cars associated with those units, spilling on to 
an already overly-crowded area that is one of the most dense neighborhoods in Los 
Angeles.  Westlake has been one of the most dense neighborhood since the early 
1920’s in fact.  The project makes use of three TOC exemptions and claims that the 
threshold of 250 daily trips would not be reached by the vehicles servicing this project.  
With 38 units that are occupied by multiple people, there will be an average of 2 cars 
per unit, that is 76 cars instead of 8 and those 76 cars would only have to do 
approximately 3.2 car trips a day to exceed the 250 trip threshold.  It is fairly safe to say 
most people drive at least to work and back, which is two trips and with just one other 
trip per day, the threshold is met or exceeded.  Therefore, it is not accurate to say this 
project will not have an environmental effect on the neighborhood.  This does not even 
account for the other 100-unit building with its 200 cars that is less than half a block 
away.  None of these factors were accurately reported by the developer and these, 
along with other discrepancies which will likely come to light, need to be addressed with 
the proper oversight from an environmental review, a DOT traffic study and proper 
engineering to address potential threats to the neighborhood safety, well-being and 
character. 

As an owner who has put millions of dollars into restoring a building while providing 
affordable housing without demolishing existing buildings, we oppose the demolition of 
structures that will destroy our investment and the neighborhood surrounding it.  There 
is no reason to destroy existing affordable housing to create more luxury housing. 
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 
1.    APPELLATE  BODY 

 
� Area Planning Commission � City Planning Commission � City Council � Director of Planning  
� Zoning Administrator     

 
Regarding Case Number:             
 
Project Address:               

 
Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

      �  Representative 
      �  Applicant 

      �  Property Owner 
      �  Operator of the Use/Site 

    �  Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

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

    �  Representative 
    �  Applicant 

    �  Owner 
    �  Operator 

       �  Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 
Appellant’s Name:              

 
Company/Organization:              
 
Mailing Address:               
 
City:         State:        Zip:      
 
Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

� Self � Other:             
 
b.   Is the appeal being filed to support the original applicant’s position?    �  Yes  �  No 

  

APPEAL  APPLICATION 
 

Instructions and Checklist 

Rose Lenehan
Fermin Mendoza’s request)

Rose Lenehan
Form filled out by Rose Lenehan at Fermin Mendoza’s request (Mr. Mendoza is not comfortable with computer forms in English)

Rose Lenehan
DIR-2022-310-TOC-VHCA 


Rose Lenehan
(773) 318-7712 for Rose Lenehan
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4.   REPRESENTATIVE/AGENT INFORMATION 
 
Representative/Agent name (if applicable):           
 
Company:               
 
Mailing Address:               
 
City:         State:      .  Zip:      
 
Telephone:         E-mail:         
 

5.   JUSTIFICATION/REASON FOR APPEAL 
 

a.   Is the entire decision, or only parts of it being appealed?  �  Entire �  Part 
 
b.   Are specific conditions of approval being appealed?     �  Yes  �  No 
 
If Yes, list the condition number(s) here:            
 
Attach a separate sheet providing your reasons for the appeal.  Your reason must state:  
 
�   The reason for the appeal �   How you are aggrieved by the decision 

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

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

 
 

 
GENERAL APPEAL FILING REQUIREMENTS 

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

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

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

 
b.  Electronic Copy  
�  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.).  No file should exceed 9.8 MB in size. 

 
c.  Appeal Fee  
�  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 
�  Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 
 

d.  Notice Requirement 
�  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide 

noticing per the LAMC  
�  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City          

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.  

Rose Lenehan
08/03/2022
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 
 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 
1. Density Bonus/TOC 

Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 
 
NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 
� Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 
NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

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

 
F.   BUILDING AND SAFETY DETERMINATION 

 
�   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
�  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 
�  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

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

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

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

receipt must be submitted as proof of payment. 
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 
�  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

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

a.  Appeal Fee 
�  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 
�  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
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. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 
Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

�  Determination authority notified �  Original receipt and BTC receipt (if original applicant)  
 





� RENTAL AGREEMENT AND/OR LEASE � 
 

This Rental Agreement and/or Lease shall evidence the complete terms and conditions 
under which the parties whose signatures appear below have agreed.  
Landlord/Lessor/Agent (to the left) shall be referred to as “OWNER” and 
Tenant(s)/Lessee(s) (to the left) shall be referred to as “RESIDENT.” As consideration 
for this agreement, OWNER agrees to rent/lease to RESIDENT and RESIDENT agrees 
to rent/lease from OWNER for use SOLELY AS A PRIVATE RESIDENCE, the premises 
listed to the left. 

Landlord/Lessor/Agent: ____________________________________________________  

Tenant(s)/Lessee:____________________________________________________  
Tenant(s)/Lessee:____________________________________________________  
Apartment Address: __________________________________________________  
City: ______________________________________________________________  

 
 
1. TERMS: RESIDENT agrees to pay in advance $____________ per month on the _______ day of each month.  
        This agreement shall commence on _______________________________, 20_____ and continue: (check one) 
 

A. Until _______________________________, 20_____ as a leasehold. Thereafter it shall become a month-to-month tenancy. If RESIDENT should move from the      
              premises prior to the expiration of this time period, he shall be liable for all rent due until such time that the apartment is occupied by an OWNER approved paying   
              RESIDENT and/or expiration of said time period, whichever period is shorter. 
B. A month-to-month tenancy, that may be terminated by either party. The OWNER giving 60-day written notice to move (for more than 1 year tenancy), or a 30-day 

written notice to move (for less than 1 year tenancy) and the RESIDENT giving 30-day written notice of intent to terminate tenancy. 
 

2.  PAYMENTS: Rent and/or other charges are to be paid at the office or apartment of the manager of the building or at such other place designated in writing by OWNER. 
For the safety of the manager, all payments are to be made by check or money order and no cash shall be acceptable. OWNER acknowledges receipt of the First month’s  
rent of:  $__________, and a Security Deposit of $___________, for a total payment of $____________. All payments are to be made payable to: ________________ 
 _______________________________________and delivered to_________________________________________________________________ California, 
Telephone Number ______________________________ who is usually available on the following days: _____________________________ during the following hours: 
__________________ . 
3. LATE CHARGE: A late fee of $_____________, said amount not to exceed 6% of the monthly rent, shall be added to any payment of rent not made before _______ day(s) after 
the due date or for which a deficient (bounced) check shall have been given. 
4. SECURITY DEPOSITS: The Security Deposit shall not exceed two times the monthly rent for unfurnished apartments or three times the monthly rent for furnished apartments. The 
total of the above deposits shall secure compliance with the terms and conditions of this agreement and shall be refunded to RESIDENT within 21 days after the premises have been 
completely vacated less any amount necessary to pay OWNER: a) any unpaid rent, b) cleaning costs, c) key replacement costs, d) costs for repair of damages to apartment and/or 
common areas above ordinary wear and tear, and e) any other amount legally allowable under the terms of this agreement. A written accounting of said charges shall be presented to 
RESIDENT within 21 days of move-out. If deposits do not cover such costs and damages, the RESIDENT shall immediately pay said additional costs for damages to OWNER. During 
the term of tenancy, RESIDENT agrees to increase the deposit upon 30 days written notice by an amount equal to any future increases in rent and/or an amount necessary to cover the 
cost of rectifying any damage or expense for which RESIDENT is responsible. Security deposit is not to be used as last month’s rent. 
5. UTILITIES:  RESIDENT agrees to pay for all utilities and/or services based upon occupancy of the premises except ________________________________________. 
6. OCCUPANTS: Guest(s) staying over 14 days cumulative or longer during any 12-month period, without the OWNER’S written consent, shall be considered a breach of this 
agreement. ONLY the following listed individuals and/or animals, AND NO OTHERS shall occupy the subject apartment for more than 14 days unless the expressed written consent of 
OWNER is obtained in advance: _______________________________________________________________________________________________. 
RESIDENT shall pay additional rent at the rate of $100.00 per month or 25% (or the amount allowed under rent control) of the current monthly rent; whichever amount is greater, for 
the period of time that each additional guest in excess of the above named shall occupy the premises. RESIDENT shall pay the same additional monthly rent for each additional animal 
in excess of the above named animal(s), which shall occupy the premises. Acceptance of additional rent or approval of a guest shall not waive any requirement of this agreement or 
convert the status of any “guest” into a RESIDENT. 
7. PETS AND FURNISHINGS:  Furnishings - No liquid-filled furniture of any kind may be kept on the premises.  If the structure was built in 1973 or later RESIDENT may posses a 
waterbed if he maintains waterbed insurance valued at $100,000.00 or more. RESIDENT must furnish OWNER with proof of said insurance. RESIDENT must also comply with Civil 
Code Section 1940.5. Resident shall not keep on premises a receptacle containing more than ten gallons of liquid, highly combustible materials or other items which may cause a 
hazard or affect insurance rates such as, musical instrument, item(s) of unusual weight or dimension, RESIDENT also agrees to carry insurance deemed appropriate by OWNER to 
cover possible losses caused by using said items.  Pets – No animal, fowl, fish, reptile, and/or pet of any kind shall be kept on or about the premises, for any amount of time, without 
obtaining the prior written consent and meeting the requirements of the OWNER. Said consent, if granted, shall be revocable at OWNER’S option upon giving a 30-day written notice. 
In the event laws are passed or permission is granted to have any item prohibited by this agreement or if for any reason such item exists on the premises, there shall be minimum 
additional rent of $25.00 a month for each such item if another amount is not stated in this agreement. In the event laws are passed or permission is granted to have a pet and/or 
animal of any kind, an additional deposit in the amount of $_______________ shall be required along with the signing of OWNER’S “PET AGREEMENT.”  
8. PARKING/STORAGE: When and if RESIDENT is assigned a parking space on OWNER’S property, the parking space shall be used exclusively for parking of passenger 
automobiles and/or those approved vehicles listed on RESIDENT’S “Application to Rent/Lease” or attached hereto. RESIDENT is hereby assigned parking space #____________. 
RESIDENT may not wash, repair, or paint in this parking space or at any other common areas on the premises.  (RESIDENT may not assign, sublet, or allow RESIDENT’S guest(s) to 
use this or any other parking space.) RESIDENT is responsible for oil leaks and other vehicle discharges for which  RESIDENT shall be charged for cleaning if deemed necessary by 
OWNER.  Only vehicles that are operational may park in their assigned space.  Resident is assigned storage space #_______ located ____________________________________. 
9. NOISE: RESIDENT agrees not to cause or allow any noise or activity on the premises that might disturb the peace and quiet of another RESIDENT. Said noise and/or activity shall 
be a breach of this Agreement. 
10. LOITERING AND PLAY: Lounging, playing, or unnecessary loitering in the halls, on the front steps, or in the common areas in such a way as to interfere with the free use and 
enjoyment, passage or convenience of another RESIDENT is prohibited. 
11. DESTRUCTION OF PREMISES: If the premises become totally or partially destroyed during the term of this Agreement so that RESIDENT’S use is seriously impaired, RESIDENT 
or OWNER may terminate this Agreement immediately upon three-day written notice to the other. 
12. CONDITION OF PREMISES: RESIDENT acknowledges that he has examined the premises and that said premises, all furnishings, fixtures, furniture, plumbing, heating,  electrical 
facilities, all items listed on the attached inventory sheet, if any, and/or all other items provided by OWNER are all clean, and in good satisfactory condition except as may be indicated 
elsewhere in this Agreement. RESIDENT agrees to keep the premises and all items in good order and condition and to immediately pay for costs to repair and/or replace any portion of 
the above damaged by RESIDENT, his guests and/or invitees, except as provided by law. At the termination of this Agreement, all of the above-enumerated items in this provision shall 
be returned to OWNER in clean and good condition except for reasonable wear and tear; the premises shall be free of all personal property; trash not belonging to OWNER. It is agreed 
that all dirt, holes, tears, burns, or stains of any size or amount in the carpets, drapes, walls, fixtures, and/or any other part of the premises, do not constitute reasonable wear and tear. 
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Christian Garris and Brandi Garris
Rose Lenehan

429 South Union Avenue #3

Los Angeles, CA 90017

1,600.00 1st
August 1 20

� August 1 21

1600.00 1,600.00 3200.00 Christian Garris
633 West Fifth Street, 28th Floor, Los Angeles, CA 90071

310-428-8117 Monday-Friday
9am-5pm

50.00 1

water, sewer, trash.

 Subletting and/or Air Bnb rentals are prohibited. 

0.00
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13. MAINTENANCE AND ALTERATIONS: RESIDENT shall not paint, wallpaper, alter or redecorate, change or install locks, install antenna or other equipment, screws, fastening 
devices, excessively large nails, or adhesive materials, place signs, displays, or other exhibits, on or in any portion of the premises without the written consent of the OWNER except as 
may be provided by law. RESIDENT shall deposit all garbage and waste in a clean and sanitary manner into the proper receptacles as provided and shall cooperate in keeping the 
garbage area neat and clean. RESIDENT shall be responsible for disposing of items of such size or nature as is not normally acceptable by the garbage hauler for the building. 
RESIDENT shall be responsible for keeping the garbage disposal clean of chicken bones, toothpicks, match sticks, celery, pits, grease, metal vegetable ties, and all other items that 
may tend to cause stoppage of the mechanism. RESIDENT shall pay for the cleaning out of any plumbing fixture that may need to be cleared of stoppage and for the expense or 
damage caused by the stopping of waste pipes or overflow from bathtubs, washbasins, toilets, or sinks, if caused by negligence or misuse by RESIDENT or their guests.  Tenant must 
notify landlord with a written notice stating what item(s) need service or repair and give landlord a reasonable opportunity to service or repair that item(s).  Should any charges be 
incurred by the City as a result of not notifying the Landlord in writing of such needed service or repairs, tenant shall be responsible for a minimum of $201.50 for each occurrence. 
14.  SMOKE DETECTOR:  The rental unit is equipped with properly functioning smoke detectors.  Resident agrees to test the smoke detectors in the rental unit monthly for proper 
function.  Resident agrees not to interfere with their normal function or disable the smoke detectors in any manner. 
15. HOUSE, POOL, AND LAUNDRY RULES: RESIDENT shall comply with all house, pool, pet, and laundry rules, which may be changed from time to time. These rules shall apply to, 
but are not limited to, noise, odors, disposal of trash, pets, parking, use of common areas, and storage of toys, bicycles, tools, and other personal items (including signs and laundry), 
which must be kept inside and out of view.  OWNER shall not be liable to RESIDENT for any violation of such rules by any other RESIDENTS or persons. Rights of usage and 
maintenance of the laundry room and/or pool and pool area are gratuitous and subject to revocation by OWNER at any time. 
16. CHANGE OF TERMS: The terms and conditions of this agreement are subject to future change by OWNER after the expiration of the agreed lease period upon 30 days written 
notice setting forth such change and delivered to RESIDENT. Any changes are subject to laws in existence at the time of the Notice Of Change Of Terms. 
17. TERMINATION: After expiration of the leasing period, this agreement is automatically renewed from month-to-month, but may be terminated by either party.  The owner giving a 60-
day notice and the resident giving a 30-day written notice of intention to terminate. Where laws require “just cause,” such just cause shall be so stated on said notice. The premises 
shall be considered vacated only after all areas including storage areas are clear of all RESIDENT’S belongings, and keys and other property furnished for RESIDENT’S use are 
returned to OWNER. Should the RESIDENT hold over beyond the termination date or fail to vacate all possessions on or before the termination date, RESIDENT shall be liable for 
additional rent and damages, which may include damages due to OWNER’S loss of prospective new RENTERS. 
18. POSSESSION: If OWNER is unable to deliver possession of the Apartment to RESIDENT on the agreed date, because of the loss or destruction of the Apartment or because of the 
failure of the prior RESIDENT to vacate or for any other reason, the RESIDENT and/or OWNER may immediately cancel and terminate this agreement upon written notice to the other 
party at their last known address, whereupon neither party shall have liability to the other, and any sums paid under this Agreement shall be refunded in full. If neither party cancels, this 
Agreement shall be pro-rated and begin on the date of actual possession. 
19. INSURANCE: RESIDENT acknowledges that OWNER’S insurance does not cover personal property damage caused by fire, theft, rain, war, acts of God, acts of others, and/or any 
other causes, nor shall OWNER be held liable for such losses. RESIDENT IS HEREBY ADVISED TO OBTAIN HIS OWN INSURANCE POLICY TO COVER ANY PERSONAL 
LOSSES. This does not waive OWNER’S duty to prevent personal injury or property damage where that duty is imposed by law. 
 20. RIGHT OF ENTRY AND INSPECTION: OWNER or OWNER’S Agent by themselves or with others, may enter, inspect and/or repair the premises at any time in case of emergency 
or suspected abandonment. OWNER shall give 24 hours advance notice and may enter for the purpose of showing the premises during normal business hours to prospective renters, 
buyers, lenders, for smoke alarm inspections, and/or for normal inspection and repairs. OWNER is permitted to make all alterations, repairs and maintenance that in OWNER’S 
judgment is necessary to perform. In addition, OWNER has the right to enter pursuant to Civil Code Section 1954. If the work performed requires that RESIDENT temporarily vacate the 
unit, then RESIDENT shall vacate for this temporary period upon being served a 7-day notice by OWNER. RESIDENT agrees that in such event RESIDENT will be solely compensated 
by a corresponding reduction in the rent for those many days that RESIDENT was temporarily displaced.  No other compensation shall be offered to the RESIDENT. If the work to be 
performed requires the cooperation of the RESIDENT to perform certain tasks, then RESIDENT shall perform those tasks upon receiving a 24-hour written notice. (EXAMPLE: 
removing food items from cabinets so that the unit may be sprayed for pests.) Upon 24 hours notice, RESIDENT hereby agrees to lend OWNER the keys to the premises for the 
purpose of having a duplicate made for OWNER’S use. 
21. ASSIGNMENT: RESIDENT agrees not to transfer, assign or sublet the premises or any part thereof and hereby appoints and authorizes the OWNER as his agent and/or by 
OWNER’S own authority to evict any person claiming possession by way of any alleged assignment or subletting. 
22. PARTIAL INVALIDITY: Nothing contained in this Agreement shall be construed as waiving any of RESIDENT’S or OWNER’S rights under the law. If any part of this Agreement 
shall be in conflict with the law, that part shall be void to the extent that it is in conflict, but shall not invalidate this Agreement nor shall it affect the validity or enforceability of any other 
provision of this Agreement. 
23. NO WAIVER: OWNER’S acceptance of rent with knowledge of any default by RESIDENT or waiver by OWNER of any breach of any term or condition of this Agreement shall not 
constitute a waiver of subsequent breaches. Failure to require compliance or to exercise any right shall not be construed as a waiver by OWNER of said term, condition, and/or right, 
and shall not affect the validity or enforceability of any other provision of this Agreement. 
24. ATTORNEY’S FEES: If any legal action or proceeding be brought by either party to this agreement, the prevailing party shall be reimbursed for all reasonable attorney’s fees up to 
$500 in addition to other damages awarded. Due to the fees that can be charged by attorneys, it is agreed by the parties that both sides will waive their right to a jury trial. 
25. ABANDONMENT: California Civil Code Section 1951.2 shall govern Abandonment. If any rent has remained unpaid for 14 or more consecutive days and the OWNER has a 
reasonable belief of abandonment of the premises, OWNER shall give 18 days written notice to RESIDENT at any place (including the rented premises) that OWNER has reason to 
believe RESIDENT may receive said notice of OWNER’S intention to declare the premises abandoned. RESIDENT’S failure to respond to said notice as required by law shall allow 
OWNER to reclaim the premises. 
26. The undersigned RESIDENTS are jointly and severally responsible and liable for all obligations under this agreement and shall indemnify OWNER for liability caused by the actions 
(omission or commission) of RESIDENTS, their guests and invitees. 
27. Pursuant to Section 1785.26 of the California Civil Code, as required by law, you are hereby notified that a negative credit report reflecting on your credit history may be 
submitted to a credit reporting agency, if you fail to fulfill the terms of your credit obligation. RESIDENT expressly authorizes OWNER/AGENT (including a collection agency) to obtain 
Resident’s consumer credit report, which OWNER/AGENT may use if attempting to collect past due rent payments, late fees, or other charges from Resident, both during the term of 
the Agreement and thereafter. 
28. Lead Warning Statement: Housing built before 1978 may contain lead-based paint.  Lead from paint, paint chips and dust pose health hazards if not managed properly.  Lead 

exposure is especially harmful to young children and pregnant women.  Before renting pre-1978 housing, OWNERS must disclose the presence of known lead-based paint 
hazards in the dwelling.  RESIDENTS must also receive a federally approved pamphlet on lead poisoning prevention. 

OWNER/AGENT DISCLOSURE (Initial) 
_______ OWNER’S initials (on left) mean OWNER has no knowledge of lead-based paint and/or lead-based hazards in or on the Premises and OWNER has no reports or 
records pertaining to lead-based paint and/or lead-based paint hazards in or on the Premises, or 
_______  See Attached.  (A separate form is attached disclosing OWNER’S information.) 
_______  Agent has informed the lessor of the lessor’s obligations under 42 U.S.C. 4582(d) and is aware of his/her responsibility to ensure compliance. 
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RENTER’S ACKNOWLEDGEMENT (Initial)  
_______ RENTER’S initial (on left) indicate that RENTER has received a copy of a “Protect Your Family from Lead in Your Home”, and that RENTER shall notify OWNER 
promptly in writing of any deteriorating and/or peeling paint. 

29. _______  MOLD:  The OWNER/AGENT has inspected the unit prior to lease and knows of no damp or wet building materials and knows of no mold contamination.  Resident 
agrees to accept full responsibility and maintain the premises in a manner that prevents the occurrence of an infestation of mold in the premises.  Resident also agrees to 
immediately report to the OWNER/AGENT any evidence of water leaks, excessive moisture or lack of proper ventilation and evidence of mold that cannot be removed by 
cleaning. 

30. ADDITIONS  AND EXCEPTIONS:__________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________
_____________________________________________________________________________________________________________________ 
_____________________________________________________________________________________________________________________ 

31. NOTICES: All notices to RESIDENT shall be served at RESIDENT’S apartment / house and all notices to OWNER / AUTHORIZED PERSON shall be served to: 
Person Authorized To Manage Property: 
Name__________________________________ Address   
Phone Number_________________________________ 
Owner of property or a person who is authorized to act for and on behalf of the owner for the purpose of service of process and for the purpose of receiving and
receipting for all notices and demands. 
Name__________________________________ Address   
Phone Number_________________________________ 
Person or Entity Authorized to Receive Payment of Rent: 
Name__________________________________ Address   
Phone Number_________________________________ 
32. INVENTORY: The Apartment contains the following items for use by RESIDENT:________________________________________________________________ 
____________________________________________________________________________________________________________________________ 
RESIDENT further acknowledges that the subject premises are furnished with the additional furnishings listed on the attached inventory and that said attached inventory is hereby 
made part of this agreement. 
33. RESIDENT acknowledges receipt of the following, which shall be deemed a part of this Agreement: (Please check) 
_____ House Rules  
_____ Laundry Rules   
_____ Mailbox Keys  _______

_____ Pet Agreement 
_____ Pool Rules 
_____ Apartment Keys                                                                                                                      

_____ Garage Door Opener _____________ 
_____ Other: _________________________ 

34. ENTIRE AGREEMENT: This Agreement constitutes the entire Agreement between OWNER and RESIDENT. No oral agreements have been entered into, and all modifications or 
notices shall be in writing to be valid.  The undersigned Residents are jointly and severally responsible for all obligations under this agreement and shall indemnify Owner for liability 
caused by the actions (omission or commission) of residents, their guests and invitees. 
35. NOTICE: Pursuant to Section 290.46 of the Penal Code, information about specified registered sex offenders is made available to the public via an Internet Web site maintained by 
the Department of Justice at www.meganslaw.ca.gov. Depending on an offender's criminal history, this information will include either the address at which the offender resides or the 
community of residence and ZIP Code in which he or she resides. 
36. RECEIPT OF AGREEMENT: The undersigned RESIDENT hereby certifies that he/she is fluent in the English language and has read and completely understands this Agreement 
and hereby acknowledges receipt of a copy of this “Rental Agreement and/or Lease.” ( _______ RESIDENT’S initials), OR Pursuant to California Civil Code 1632, which requires 
translation of specified contracts or agreements that are negotiated in Spanish, Chinese, Vietnamese, Tagalog or Korean: 
_______ RESIDENT’S initials (on left) hereby acknowledge that this Agreement was translated and interpreted in their foreign language of: ______________________________. 
 
___________________________________________________________   __________________________________________________________________   ___________________________________ 
Printed Name of Interpreter                                                                               Signature of Interpreter                                                                                                  Date 
 
 
____________________________________________________ ____________________________________________________ 
Owner/Agent           Date Resident Date 
 
____________________________________________________ ____________________________________________________  
Owner/Agent          Date  Resident Date 
 
____________________________________________________ ____________________________________________________ 
Owner/Agent          Date Resident Date  

 
 

NO REPRESENTATION IS MADE AS TO THE LEGAL VALIDITY OR THE ADEQUACY OF ANY PROVISION IN THIS AGREEMENT. IF YOU DESIRE LEGAL ADVICE, CONSULT YOUR ATTORNEY.  
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Antique plumbing fixtures cannot be cleaned with abrasive cleaners such as Comet and cannot support
excessive weight.  Internet and phone vendor is Spectrum.  No drilling holes into walls, doors, windows, or floors without prior 
written permission of Landlord.  No painting without written permission of Landlord.  Landlord's email is 
respectfulrestoration@gmail.com. Only approved picture hanging hardware to be used. No chlorine bleach is to be used on wood or
tile surfaces, non-chlorine bleach does not damage the sealer or tile. Notices can be served by email.

Christian Garris and Brandi Garris 633 West Fifth Street, 28th Floor, Los Angeles, CA 90071
310-428-8117

Fujitsu Remote for AC, 2 unit keys, 2 gate keys, key cards, antique
Wedgwood stove, LG refrigerator, and LG washer/dryer.

�

�
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August 3, 2022  
 

Re:  Case Nos. DIR-2022-310-TOC-VHCA 
Project Location: 425-427 ½ S. Union Avenue (“the Project”)  

 
Dear City Planning Commission,  
 
I am writing to appeal the project DIR-2022-310-TOC-VHCA at 425-427 ½ S. Union. I am writing on behalf of my 
former neighbor Fermin Mendoza and his family, who live at 425 ¼ S. Union Ave. I formerly (2020-2021) lived at 
429 S. Union Ave, in the building directly next door to Mr. Mendoza. Mr. Mendoza is not able to write in English or 
to fill out forms on the computer. He is a current tenant at the site of the project and he has asked me to file an appeal 
on his behalf because I am an active member of the Los Angeles Tenants Union, because I was his neighbor, and 
because I speak Spanish. Since Mr. Mendoza has standing to file an appeal, but is not himself capable of doing so, 
he has asked me to file an appeal in his stead. If the City Planning Commission believes that tenants including low-
income and Spanish-speaking tenants should have any say over the projects that directly affect their lives then there 
needs to be a process by which these tenants have access to the appeals process and I am attempting to support Mr. 
Mendoza in exercising his rights to appeal.  
 
 Mr. Mendoza and other low-income, Spanish-speaking tenants continue to live at the project site and they are 
protected by the Rent Stabilization Ordinance. They live in Protected Units.  
 The SB 330 determination which was part of the city’s process for making a determination about this project 
includes false information that was known by previous owners to be false.  

The SB 330 determination indicates that the owner had indicated that three of the four units on the site of the 
project were owner-occupied and that one was vacant. This was false. The same tenants have lived on site for many 
years and they are not related to the current or any previous owner. I include the relevant page here. A marketing 
package, also attached, shows that at the time the 2019 determination was issued, there was knowledge that there 
were many RSO tenants with low rents who were occupants of the building whose units should have been designated 
Protected and who per SB 330 are entitled to the right to remain, to temporary relocation, and to the right of return. 
These tenants and their rights under SB 330 are not mentioned in the LOD. No Ellis Act paperwork has been filed 
and there is no indication that the tenants are willing to accept voluntary vacate offers. Thus, it is not clear why the 
tenants who currently live on site and have nowhere else to go if they are displaced due to this project are not all 
identified, why no indication is made as to what rights these tenants have, and why the duties that owners and 
developers of this project have with respect to these tenants are not mentioned.  
 
 

Sincerely,  
Rose Lenehan 
LA Tenants Union member – MacArthur Park Local 

 former tenant at 429 S. Union Ave #3 
at the request of Fermin Mendoza, tenant at 425 ¼ S Union Ave, Los Angeles CA 90017 

 

	



Christian
Rectangle



MICHAEL E. SUSSON  Lic # 01515991
[E] Michael@tamarackres.com
[P] (818) 464-3217  [C] (310) 962-7210
[A] 15300 Ventura Boulevard, Suite 200  Sherman Oaks, CA 91403

FOR SALE

425 S Union Avenue
Los Angeles, CA 90017

Tamarack Real Estate Services is proud
to present this value add opportunity in
Koreatown. The 4 unit building sits on a
larger than averaged sized LAR4 zoned
lot and is located VRXWK Rf �UG 6WUHHW 
DQG HDVW Rf $OYDUDGR 6WUHHW. A
developer has the ability to build 33 
apartments, which breaks down to
$50,000  per  buildable  unit  and  $181 
per square foot on land. A new 
Buyer may be able to obtain 
favorable financing options.



MICHAEL E. SUSSON  Lic # 01515991
[E]  Michael@tamarackres.com
[P]  (818) 464-3217  [C] (310) 962-7210
[A] 15300 Ventura Boulevard, Suite 200  Sherman Oaks, CA 91403

FOR SALE

Unit Type Area Quantity Total 
Area

Parking 
Required

Parking 
Provided

Studio 390 SF 6 2,340 SF

11

24 Automatic 
+ 1 ADA

Studio 420 SF 15 6,300 SF

Studio 472 SF 1 472 SF

1 Bed 570 SF 1 570 SF

4.51 Bed 800 SF 4 3,200 SF 

1 Bed 790 SF 4 3,160 SF

2 Beds 1,150 SF 1 1,150 SF
2

2 Beds 1,000 SF 1 1,100 SF

Total 33 18,292 SF 17.5 25

425 S Union Avenue
Los Angeles, CA 90017 33-Unit Apartment Rendering



MICHAEL E. SUSSON  Lic # 01515991
[E] Michael@tamarackres.com
[P] (818) 464-3217  [C] (310) 962-7210
[A] 15300 Ventura Boulevard, Suite 200  Sherman Oaks, CA 91403

FOR SALE
425 S Union Avenue
Los Angeles, CA 90017

Price: $1,650,000

• 45% Rental Upside

• $50,000 per Buildable Unit

• Entitlements Approved For 33 Units

• Built in 1921

• Lot Size: 9,139 SF  ($181/SF)

• Building Size:  3,480 SF ($474/SF)

Unit # Unit Type Current Rent

#425 1+1 $   1,168 

#425 ½ 1+1 $  775 

#425 ¼ 1+1 $  727 

#427 ½ 1+1 $   1,147 

PROPOSED FINANCING

New First Loan: $1,237,500

Interest Rate: 3.50%

Amortization: 30

Monthly Payment: $5,557

DCR: (0.25)

Rent Roll

Rose Lenehan



DIR-2022-310-TOC-VHCA-1A   EXHIBITS 
425 – 427 ½ South Union Avenue 

F – LOS ANGELES HOUSING DEPARTMENT SB 330 REPLACEMENT UNIT 
DETERMINATION 

 
  

  
 

 
  



 
 

SB 330 Determination HIMS #21-128237 

DATE:  October 21, 2021 
 
TO: Bahram Raeen and Helen Baravarian Raeen, Trustees of the Bahram and Helen Raeen Living Trust, 
 dated April 28, 2004, Owner 
  
FROM: Marites Cunanan, Senior Management Analyst II 

Los Angeles Housing and Community Investment Department 
 
SUBJECT: Housing Crisis Act of 2019 (SB 330) 
 (TOC) Amended Replacement Unit Determination  
 RE: 425-427 South Union Avenue, Los Angeles, CA 90017 
 
Based on the Application for a Replacement Unit Determination (RUD) submitted by Daniel Ahadian on behalf of 
Bahram Raeen and Helen Baravarian Raeen, Trustees of the Bahram and Helen Raeen Living Trust, dated April 28, 
2004 (Owner), for the above referenced property located at 425-427 South Union Avenue, Los Angeles, CA 90017 
(APN: 5153-003-011) (Property) the Los Angeles Housing and Community Investment Department (HCIDLA) has 
determined that four (4) units (as detailed below) are subject to replacement pursuant to the requirements of the 
Housing Crisis Act of 2019 (SB 330). 
 
PROJECT SITE REQUIREMENTS: 
 
SB 330 prohibits the approval of any proposed housing development project on a site that will require the demolition 
of existing residential dwelling units or occupied or vacant “Protected Units” unless the proposed housing 
development project replaces those units as specified below. The replacement requirements below are applicable only 
to those proposed housing development projects that submit a complete application pursuant to California 
Government Code Section 65943 to the Department of City Planning on or after January 1, 2020. 
 
Replacement of Existing Residential Dwelling Units.  
The proposed housing development project shall provide at least as many residential dwelling units as the greatest 
number of residential dwelling units that existed on the project site within the past 5 years.  
 
Replacement of Existing or Demolished Protected Units.  
The proposed housing development project must also replace all existing or demolished “Protected Units.” Protected 
Units are those residential dwelling units that are or were within the 5 years prior to the owner’s application for a 
Replacement Unit Determination: (1) subject to a recorded covenant, ordinance, or law that restricts rents to levels 
affordable to persons and families of lower or very low income, (2) subject to any form of rent or price control through 
a public entity’s valid exercise of its police power within the 5 past years, (3) occupied by lower or very low income 
households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease per the Ellis Act, within 
the past 10 years.  
 
Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the income level of the occupants 
(i.e. W-2 forms, tax return, pay stubs etc.). In the absence of occupant income documentation, affordability will 
default to the percentage of extremely low, very low, and low income renters in the jurisdiction as shown in the latest 
HUD Comprehensive Housing Affordability Strategy (CHAS) database, which at the time of application, was at 30% 
extremely low income, 19% very low income and 18% low income for Transit Oriented communities (TOC) projects 
and 49% very low income an 18% low income for Density Bonus projects. The remaining 33% of the units are 
presumed above-low income and if subject to the Rent Stabilization Ordinance (“RSO”), must be replaced in 
accordance with the RSO. All replacement calculations resulting in fractional units shall be rounded up to the next 
whole number.  
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Relocation, Right of Return, Right to Remain for Occupants of Protected Units.  
 
SB 330 also provides the right of first refusal for comparable units (i.e. same bedroom type) in the owner’s proposed 
new housing development to occupants of Protected Units. Therefore, for occupied units, the replacement units must 
be of the same bedroom type of the units demolished. The comparable replacement units must be provided at a rent 
or sales price affordable to the same or lower income category. Occupants of Protected Units also are entitled to 
receive relocation to state or local law, whichever provides greater assistance and the right to remain in their unit 
until 6 months before the start of construction. 
 
THE PROPOSED HOUSING DEVELOPMENT PROJECT: 
 
Per the statement received by LAHD on July 22, 2021, the Owner plans to construct a new, six (6) story, thirty-eight 
(38) unit multi-family building on the Property pursuant to TOC.   
 
PROPERTY STATUS (AKA THE “PROJECT SITE”): 
 
The Owner originally submitted an Application for a AB 2222 Replacement Unit Determination for the Property on 
August 17, 2016. In order to comply with the required 5 year look back period, LAHD collected and reviewed data 
from August 2011 to August 2016.   
 
Review of Documents: 
 
Pursuant to the Grant Deed, the Previous Owner, 2669 San Marino, LLC, a California limited liability company, 
acquired the Property on May 23, 2016.  The property was eventually acquired by the Current Owner, Bahram Raeen 
and Helen Baravarian Raeen, Trustees of the Bahram and Helen Raeen Living Trust, dated April 28, 2004 on 
December 18, 2020. 
 
Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing 
Information Management System (BIMS) database, and the Code, Compliance and Rent Information System (CRIS) 
database, indicates a use code of “0400 – Residential – Four Units (Any Combination)” for the property commonly 
known as 425-427 South Union Avenue, Los Angeles, CA 90017.  
 
Google Earth images, the Rent Stabilization Ordinance (RSO) Unit and an Internet Search supports that the Property 
contains one (1) multi-family structure.  
 
The Los Angeles Department of Building and Safety database indicates that the Owner has applied for demolition 
permits (21019-30000-00819, 21019-30000-00817, and 21019-30000-00815), permits not issued, and applied for a 
Building Permit (21010-10000-04246), permit not issued.  
 
REPLACEMENT UNIT DETERMINATION: 
 
The Existing Residential Dwelling Units at the Property:  
 

ADDRESS BEDROOM 
TYPE 

“PROTECTED?” BASIS OF “PROTECTED” 
STATUS 

425 South Union Avenue 1 Bedroom Yes RSO 
425 ½ South Union Avenue 1 Bedroom Yes RSO 
427 South Union Avenue 1 Bedroom Yes RSO 

427 ½ South Union Avenue 1 Bedroom Yes RSO 
Totals: 4 Units 4 Bedrooms   
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No income documents were provided for these units. Pursuant to (SB 330), where incomes of existing or former 
tenants are unknown, the required percentage of affordability is determined by the percentage of extremely low, very 
low, and low income rents in the jurisdiction as shown in the HUD Comprehensive Housing Affordability Strategy 
(CHAS) database. At the time of application, the CHAS database showed 30% Extremely Low (Below 31% Area 
Median Income [AMI]), 19% Very Low ([31% to 50% AMI]), and 18% Low ([51% to 80% AMI]) renter households 
for Los Angeles (for a total of 67%). The balance of these unit(s) (i.e. 33%) are presumed to have been occupied by 
persons and families above-lower income.   
 

Number of Existing Residential Dwelling Units and Protected Units within five (5) years of 
Owner’s application: 4 

Number of Protected Units Ellised within the last (10) years: 0 
Number of Affordable Replacement Units required per CHAS: 

4 Units x 67% 3 Units 
30% Extremely Low 1 Unit 
19% Very Low    1 Unit 
18% Low   1 Unit 
Market Rate RSO units 1 Unit 

 

3 

Number of Unit(s) presumed to be above-lower income subject to replacement: 1 
 
For Rental: 
 
Pursuant to CHAS, three (3) unit(s) need to be replaced with equivalent type, with one (1) unit restricted to Extremely 
Low Income Households, one (1) unit restricted to Very Low Income Households, and one (1) unit restricted to Low 
Income Households.  
 
Per the Owner’s statement, three (3) of the four (4) units were owner occupied at the time of the SB 330 submission; 
however, LAHD received no response to the tenant income verification letters that were sent on August 18, 2021 and 
DWP records show utility usage consistent with vacancy for two (2) of the four (4) units (per DWP, those units are 
referred to as 425 ½ South Union Avenue and 427 ½ South Union Avenue). The right to return applies to the 
properties located at 425 South Union Avenue (Francisco L. Rodas) and 427 South Union Avenue (Alfredo Jose 
Simon).   
 
Please note that all the new units may be subject to RSO requirements unless the RSO is not applicable, or an RSO 
Exemption is filed and approved by the RSO Section. This determination is provisional and subject to verification by 
the RSO Section.  
 
This RUD only applies if the proposed project is a rental TOC project and NOT condominiums. In the event the 
project changes to condominiums, the owner needs to request a RUD amendment to reflect 100% replacement of the 
units. In addition, if the project is changed from TOC to Density Bonus, a RUD amendment will also be required. 
 

**WARNING** 
LOT TIES AND EXISTING PRE-1978 SINGLE FAMILY DWELLING ON ONE LOT 

 
ISSUE: Is a LOT TIE required for the NEW proposed housing development project? 
IF NO: Owner’s existing Rent Stabilization (RSO) replacement obligation, if any, remains the 

SAME as above. 
IF YES: Owner’s existing RSO replacement obligation, if any, will INCREASE by one and the 

proposed housing development project will also be subject to the RSO, unless the existing 
single family dwelling is demolished before the lots are tied. 

 
NOTE:  This determination is provisional and is subject to verification by LAHD’s Rent Division. 
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If you have any questions about this RUD, please contact Kenneth Le at Kenneth.le@lacity.org. 
 
cc: Los Angeles Housing and Community Investment Department File 
 Bahram Raeen and Helen Baravarian Raeen, Trustees of the Bahram and Helen Raeen Living Trust, 
 dated April 28, 2004, Owner 
 Planning.PARP@lacity.org, Department of City Planning  
 
MAC:kl 
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H – GEOLOGY AND SOILS REPORT APPROVAL LETTER DATED APRIL 8, 2021 
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I – EMAIL EXCHANGE BETWEEN PROJECT PLANNING STAFF AND THE OFFICE OF 
HISTORIC RESOURCES, DATED JANUARY 20-24, 2022 

  



Monique Acosta <monique.acosta@lacity.org>

425 S. Union Ave.
3 messages

Monique Acosta <monique.acosta@lacity.org> Thu, Jan 20, 2022 at 7:31 PM
To: Planning Ohr <planning.ohr@lacity.org>
Cc: Marie Pichay <marie.pichay@lacity.org>

Hi, 
Marie and I are contacting you about 425 S. Union Avenue in the Westlake RPA Survey. The property's identified on page
8 of 19 as "Not Eligible, Merits Consideration," The applicant proposes to demolish the existing dwelling units and
develop a 6-story, 38-unit apartment building. Do you think additional historic analysis is necessary for the proposed
project?  

Monique Acosta
City Planner
Los Angeles City Planning

200 N. Spring St., Room 621
Los Angeles, CA 90012
T: (213) 978-1173 | Planning4LA.org

          

Planning Ohr <planning.ohr@lacity.org> Mon, Jan 24, 2022 at 8:08 AM
To: Monique Acosta <monique.acosta@lacity.org>
Cc: Marie Pichay <marie.pichay@lacity.org>

Good morning Monique and Marie,

Thanks for reaching out about this. We have determined that this property requires no further historical analysis. 

Max
[Quoted text hidden]
-- 

Office of Historic Resources
Los Angeles City Planning

221 N. Figueroa St., Suite 1350
Los Angeles, CA 90012
T: (213) 847-3676 | Planning4LA.org

          

Monique Acosta <monique.acosta@lacity.org> Mon, Jan 24, 2022 at 8:55 AM
To: Planning Ohr <planning.ohr@lacity.org>
Cc: Marie Pichay <marie.pichay@lacity.org>

Thanks for looking into it, much appreciated.

Monique Acosta
City Planner
Los Angeles City Planning

https://planning.lacity.org/odocument/5c11e168-4273-40dc-bfff-1aec186271c4/Westlake_RRA_Appendicies_A_B.pdf
https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
https://planning4la.org/
https://www.google.com/maps/search/221+N.+Figueroa+St.,+Suite+1350+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.google.com/maps/search/221+N.+Figueroa+St.,+Suite+1350+Los+Angeles,+CA+90012?entry=gmail&source=g
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail


200 N. Spring St., Room 621
Los Angeles, CA 90012
T: (213) 978-1173 | Planning4LA.org

          

[Quoted text hidden]

https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
https://www.youtube.com/channel/UChl2PmRhAzUf158o0vZjnHw/videos
https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
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DIR-2022-310-TOC-VHCA-1A   EXHIBITS 
425 – 427 ½ South Union Avenue 

K – EMAIL EXCHANGE BETWEEN PLANNING STAFF AND THE LOS ANGELES 
DEPARTMENT OF BUILDING AND SAFETY, DATED SEPTEMBER 26-28, 2022 
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<���|���&�9��$�&:��%��$�0�;�%��=0�%(�
�0�����9�0�%($#�0����:��%��$�0�;}�����������%!�,$�>���&�,�������&0�0�%�0,������#$������0�!������0�"�0���,,0��������j%�.�������!����0��0�~&�0�,���+��,����&�,�0�!���&"�0.���������!���������������0��00�"0������.�$�>��!������,������,.�0���%��,�������!����0��0�~&�0�,�������!���������0���,��������"�%�0$��������0�.��/���,��""0�.���!�0����"�����!����%&0���j%�.�����/�����+�&�,�0�������!���j%�.�������!�0�"0��0��+����������j%�.������0���#&�����&���$�<!����0�������0�~&�0�,���%����B������0�"0��0�������,������$�}�/�.�0��>�,����(��/����B������0�����/�0�������������"&+��%�����#���$>�0��,������(�!0�&�!�!��0�"�0��/��!�.������&0�0�%�0,����0�!����%��������!��+�0����!�����!���#�,�������!�������+&��%�&�,�������,��$�>�/���!�"����!���!�,���+�0����!����0��!�/�!���!������#���+&�>�%�&�,����.�0���$<!��(��hi&��,��j�!�,,��k7JM�vq�����qvsmxy����z56�78�9��$�&:��%��$�0�; <&�����"������������*�����
<���
��&���
��&��0�9#��&��$#��&��0:��%��$�0�;�%��=0�%(�
�0�����9�0�%($#�0����:��%��$�0�;



����������������	
 �������������������
������������������������������������ 

!"����#���$������$%�#�#����&���'�()*��%���+,�-.��/)"-���0%!)���-"�0#!�,)!0��,��12�������33�2�2����2�2-��#"�)#����12�������33�2�4 2��

5!��(���&���0�!��0�"�0���,�!��,�����,��6"�������$�5!��0������!��"�$�78�9:;�<=>?����	�����0�9@A�<BCDEDA�>8FG�?EHBB8BC����I$��"0�����$��J��#�������������������$�*����	����������$�0�5�����2 �*�3���3���� ��� ��� ��� ����KLMNOM�PQROSTMU�VWM�MRXSUQRYMRV�ZM[QUM�\USRVSR]�VWSO�MYNSL̂_̀&��,��6�!�,,��a78�9:�b��$�&c��%��$�0�d 5&�����"��������������2��	
5���
��&���
��&��0�b#��&��$#��&��0c��%��$�0�d�%��e0�%(�
�0�����b�0�%($#�0����c��%��$�0�df����
��&����g�!�.������#�0��h&������0���0,����!��i���������""0�.������0�j!��(��,����"0�k�%�/�&�,�0�h&�0����i���������""0�.������0'�I�/�%���0&%�������!��!�����,���0������,�"0�k�%��/�!�&+�00������"�0(������0���'���,���0#�����/!��������0�h&�0�,'g���/������������&,�������!��"����"0�k�%������!�����,�������!��lmnopnqrs�st�uvsw�xnvyzvr{�utz|�}|~svtr������������s�|�mot�|~s��tnyz��|�o|�nvo|z�st��o|�qo|�qrz�pn��vs�q��vrqy��pvs|�p�|~v�v~�ptvyp�{|tyt{w�o|�tos�st����x}��to�o|�v|��qrz�q��ot�qy�qp��qos�t��s�|�q��yv~qsvtr��to�q�{oqzvr{��|o�vs�l5!��(������������������������������������78�9:;�<=>?����	�����0�9@A�<BCDEDA�>8FG�?EHBB8BC����I$��"0�����$��J��#�������������������$�*����	����������$�0�5�����2 �*�3���3���� ��� ��� ��� ����KLMNOM�PQROSTMU�VWM�MRXSUQRYMRV�ZM[QUM�\USRVSR]�VWSO�MYNSL̂_̀&��,��6�!�,,��a�HB:DE��@BF:�H��b#��&��$#��&��0c��%��$�0�d j�,����"��3���������3�����
5�������&�b��$�&c��%��$�0�d�%��e0�%(�
�0�����b�0�%($#�0����c��%��$�0�df�����5!�0���0������������#��!��/�&�,�0����0���������""0�.������0�������0�"�0$�g�/������������/�+���/�� �g��!�����������%��,�����������!������#�%�!���0,�����������h&���%��������,���,�����h&���"0�������&��������"0���#���0���&��0&"&0���&,���0�����%$� �
���"0�k�%�����!���"�%�����0�,����f�����,���0����,&����0�h&�0�,��0�,������"0�"�0��!��������0�+&��,�����&""�02 �g�������,.�0��������%��,�������0����&�,�,&0����%���0&%������������0�"�0����0�/����+��0�h&�0�,���"0�%��,$



����������������	
 �������������������
������������������������������������ 

!"����#���$������$%�#�#����&���'�()*��%���+,�-.��/)"-���0%!)���-"�0#!�,)!0��,��12�������33�2�2����2�2-��#"�)#����12�������33�2�4 ���

� �5��!���������0��/��!���&��������.��&����0���0�!���!��+����.��&���"0�.�,�,�+��!��+&��,����%�,�$�6!���%�#������"����/!���,���������!��+&��,������&�,������0��������/�������#"�0�0����,�"�0#������!�0������%$� �5������/��0������0���������#���0��"0�"���,��,0��/������&�,�0�0�&�,���0������(����% 6!�����0��!��#���%�##���0�������5�%���!��(���$�5��#��&0��!�0���0��#�0��!��5�,�,�7�!��(����!�&�!6!��(�89&��,��:�!�,,��;<=�>?�@��$�&A��%��$�0�B C�,����"��3���������3�����
6���
��&���
��&��0�@#��&��$#��&��0A��%��$�0�B�%��D0�%(�
�0�����@�0�%($#�0����A��%��$�0�B6!��(���&��5�+����.��!����0��/����#��/�&�,�+��!�������!��0����0���������""0�.������0���!���""��%���������$�E������!��"0�F�%�����!��!�����,���0���5���!�0��,�,�,�7�0�G&�����0���������""0�.������0���!��+��������$�5�/������(�!��""��%������+�������$H�.������%��,��I<=�>?J�KLMN����	�����0�>OP�KQRSTSP�M=UV�NTWQQ=QR����X$��"0�����$��Y��#�������������������$�*����	����������$�0�6�����2 �*�3���3���� ��� ��� ��� ����Z[\]̂\�_̀âbc\d�ef\�\agbd̀ah\ae�i\j̀d\�kdbaebal�efb̂�\h]b[m89&��,��:�!�,,��;
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