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PROJECT 
LOCATION: 

308 – 320 North Oxford Avenue; 311 – 321 North Serrano Avenue 

  
PROPOSED 
PROJECT: 

The proposed project involves the demolition of existing structures and associated surface 
parking lot and the construction, use, and maintenance of a new seven-story, 134,788-square-
foot residential building with 101 dwelling units, including 15 units (25 percent of the base 
density) set aside for Very Low-Income households with a maximum building height of 89 feet 
over one subterranean level of parking. The project includes 159 vehicular parking spaces and 
a total of 88 bicycle parking spaces (80 long-term spaces and 8 short-term spaces). The project 
provides 18,006 square feet of open space, including a podium deck area, roof deck area, and 
private balconies. 

 
REQUESTED 
ACTION: 

1) Pursuant to CEQA Guidelines, Section 15332 (Class 32), an Exemption from CEQA, and that 
there is no substantial evidence demonstrating that an exception to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies; and 
 

2) Pursuant to Los Angeles Municipal Code (LAMC) Section 12.24-U,26, a Conditional Use 
Permit to allow a Density Bonus for a housing development project in which the density increase 
is 35% greater than the 35% otherwise permitted by LAMC Section 12.22-A,25 for a total 70% 
Density Bonus; 

 
3) Pursuant to LAMC Section 12.22-A,25, a Density Bonus for a Housing Development with a 

total of 101 units [with 15 units  - 25% of the base density set aside for Very Low Income 
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Households] in lieu of the base density of 59 units; and pursuant to LAMC Sections 12.22-
A,25(f)(8) and 12.22-A,25(g)(3), one (1) On-Menu Incentive,  two (2) Off-Menu Incentives 
and four (4) Waivers or modifications of development standards: 

 
A. An On-Menu Incentive to permit averaging of floor area ratio, density, parking, open 

space, and permitting vehicular Access throughout the project site, pursuant to LAMC 
Section 12.22.A,25(f)(8); 
 

B. An Off-Menu Incentive to permit a 4.25:1 FAR in lieu of the otherwise permitted FAR in 
the C2-1 and R3-1 zones; 
 

C. An Off-Menu Incentive to permit an increase in height to allow 89 feet in lieu of the 
otherwise permitted 45 feet height; 
 

D. A Waiver or modification of a development standard to permit a reduction in the 
northerly side yard to allow a 5-foot side yard in lieu of the otherwise required 10 feet; 
 

E. A Waiver or modification of a development standard to permit a reduction in the 
southerly side yard to allow a 5-foot side yard in lieu of the otherwise required 10 feet;  
 

F. A Waiver or modification of a development standard to permit a reduction in the front 
yard to allow 0 feet in lieu of the required 10 feet per the Building Line along the Oxford 
Avenue;  

 
G. A Waiver or modification of a development standard to permit a reduction in the front 

yard to allow 0 feet in lieu of the required 20 feet per the Building Line along the Serrano 
Avenue. 
 

4) Pursuant to LAMC Section 16.05, Site Plan Review for a development project that creates 
or results in an increase of 50 or more dwelling units or guest rooms. 

 
RECOMMENDED ACTIONS:   
 
1) Determine based on the whole of the administrative record, the project is exempt from 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 applies; 
 

2) Approve, a Conditional Use Permit to allow a Density Bonus for a housing development project in which 
the density increase is greater than otherwise permitted by LAMC Section 12.22-A,25; 

 
3) Approve a Density Bonus for a Housing Development with a total of 101 units [with 15 units - 25% of the 

base density set aside for Very Low Income Households] in lieu of the base density of 59 units; and 
pursuant to LAMC Sections 12.22-A,25(f)(8) and 12.22-A,25(g)(3), one (1) On-Menu Incentive, two (2) Off-
Menu Incentives and four (4) Waivers or modifications of development standards: 

 
a. An On-Menu Incentive to permit averaging of floor area ratio, density, parking, open space, and 

permitting vehicular Access throughout the project site, pursuant to LAMC Section 
12.22.A,25(f)(8); 

b. An Off-Menu Incentive to permit a 4.25:1 FAR in lieu of the otherwise permitted FAR in the C2-1 
and R3-1 zones; 

c. An Off-Menu Incentive to permit an increase in height to allow 89 feet in lieu of the otherwise 
permitted 45 feet height in the R3-1 Zone; 

d. A Waiver or modification of a development standard to permit a reduction in the northerly side 
yard to allow a 5-foot side yard in lieu of the otherwise required 10 feet; 
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e. A Waiver or modification of a development standard to permit a reduction in the southerly side 
yard to allow a 5-foot side yard in lieu of the otherwise required 10 feet;  

f. A Waiver or modification of a development standard to permit a reduction in the front yard to 
allow 0 feet in lieu of the required 10 feet per the Building Line along the Oxford Avenue;  

g. A Waiver or modification of a development standard to permit a reduction in the front yard to 
allow 0 feet in lieu of the required 20 feet per the Building Line along the Serrano Avenue. 

 
4) Approve Site Plan Review for a development project that creates or results in an increase of 50 or more 

dwelling units or guest rooms. 
 
5) Adopt the attached Conditions of Approval; and  

 
6) Adopt the attached Findings. 

 
 

VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
    
Heather Bleemers Michelle Carter  
Senior City Planner City Planner 
 Michelle.carter@lacity.org 
  
 
 
 
 
ADVICE TO PUBLIC:  *The exact time this report will be considered during the meeting is uncertain since there may be several other items on the agenda.  
Written communications may be mailed to the Commission Secretariat, Room 272 City Hall, 200 North Spring Street, Los Angeles, CA 90012  (Phone No. 
213-978-1300).  While all written communications are given to the Commission for consideration, the initial packets are sent to the week prior to the 
Commission’s meeting date.  If you challenge these agenda items in court, you may be limited to raising only those issues you or someone else raised at 
the public hearing agendized herein, or in written correspondence on these matters delivered to this agency at or prior to the public hearing.  As a covered 
entity under Title 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 these programs, services and activities. Sign language interpreters, assistive listening 
devices, or other auxiliary aids and/or other services may be provided upon request.  To ensure availability of services, please make your request not later 
than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300. 
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PROJECT ANALYSIS 
 
Project Summary 
 
The proposed project involves the construction, use and maintenance of a new seven-story, 
134,788 square-foot residential building with 101 dwelling units with a proposed building height 
of 89 feet. The project would provide a total of 159 automobile parking spaces within one (1) 
subterranean and two (2) above ground levels of parking and a total of 88 bicycle parking spaces. 
 
The proposed development as depicted in the rendering shown below has been configured with 
a total of 101 dwelling units consisting of 10 studio units, 71 one-bedroom units, and 20 two-
bedroom units. The residential units will be located within the third through seventh floors of the 
proposed building. The parking will be provided within one (1) subterranean and two (2) above 
ground levels of parking. The ground floor level will consist of the residential lobby along with 
tenant amenity spaces, offices, and ground floor parking spaces. 
 

 
 
Pursuant to LAMC Section 12.21-G, the project, as proposed, is required to provide 10,600 
square feet of open space. The project provides approximately 18,006 square feet total of open 
space, which includes a 7,446 square-foot roof top deck, and a 6,010 square-foot podium deck 
area on the third floor. Residential common amenity spaces/rec rooms are located throughout the 
project on the third through seventh floors. The project also includes 4,550 square feet of private 
balconies.  
 
Vehicular access to the project site will be provided via two (2) driveways off Oxford Avenue and 
Serrano Avenue. A total of 159 off-street automobile parking spaces will be provided within the 
parking garage. Pedestrian access will be via Oxford Avenue, and Serrano Avenue. In addition, 
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80 long-term bicycle parking spaces will be provided in a bicycle storage room at the ground floor 
level. Short-term bicycle racks will be provided along Oxford Avenue and Serrano Avenue.  
 
The project consists of the following:  
 

Project Summary Total 
Residential Units 
Base Density 59 units  
35% Density Bonus 21 units  
35% per Conditional Use 21 units 
25% Very Low Income Household 15 units (rounded up from 14.75) 
Proposed Units 
Studio  10 
One bedroom 71 
Two bedrooms 20 
Total Units 101 
Open Space 
3rd Floor – Podium Deck 6,010 sq. ft. 
7th Floor – Outdoor Roof Deck  7,446 sq. ft. 
Private Open Space (balconies) 4,550 sq. ft. 
Required Open Space 10,600 sq. ft. 
 Total Open Space Provided   18,006 sq. ft. 
Required Parking 
Automobile Parking Required  
Studio 10 spaces  
One bedroom 107 spaces 
Two bedrooms 40 spaces 
Total Automobile Parking Required per AB 2345 51 spaces 
Total Automobile Parking Provided 159 spaces 
Bicycle Parking Required  
Long Term 76 spaces 
Short Term 8 spaces 
Bicycle Parking Provided  
Long Term  80 spaces 
Short Term  8 spaces 
Total Parking Bicycle Provided  88 spaces 

 

The applicant proposes to set aside 25% of the base density (59 units) for Very Low Income 
Households (15 units); as such, the project is entitled to a 35% density bonus and the requested 
Conditional Use to increase density resulting in a total of 101 units. The project proposes to utilize 
a 35% density bonus and a conditional use to increase density resulting in 101 new dwelling units. 
In addition, the applicant has requested the following one (1) On-Menu Incentive, two (2) Off-
Menu Incentives and four (4) Waivers or modifications of development standards: 
 

a. An On-Menu Incentive to permit averaging of floor area ratio, density, parking, 
open space, and permitting vehicular Access throughout the project site, pursuant 
to LAMC Section 12.22.A,25(f)(8); 

b. An Off-Menu Incentive to permit a 4.25:1 FAR in lieu of the otherwise permitted 
FAR in the C2-1 and R3-1 zones; 

c. An Off-Menu Incentive to permit an increase in height to allow 89 feet in lieu of the 
otherwise permitted 45 feet height in the R3-1 Zone; 
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d. A Waiver or modification of a development standard to permit a reduction in the 
northerly side yard to allow a 5-foot side yard in lieu of the otherwise required 10 
feet; 

e. A Waiver or modification of a development standard to permit a reduction in the 
southerly side yard to allow a 5-foot side yard in lieu of the otherwise required 10 
feet;  

f. A Waiver or modification of a development standard to permit a reduction in the 
front yard to allow 0 feet in lieu of the required 10 feet per the Building Line along 
the Oxford Avenue;  

g. A Waiver or modification of a development standard to permit a reduction in the 
front yard to allow 0 feet in lieu of the required 20 feet per the Building Line along 
the Serrano Avenue. 

 
Pursuant to LAMC Section 16.05, Site Plan Review for a development project that creates or 
results in an increase of 50 or more dwelling units or guest rooms. 
 
Background 
 
The subject property is comprised of six (6) lots resulting in approximately 35,771 square feet of 
lot area with a 150-foot frontage along Oxford Avenue and a 123-foot frontage along Serrano 
Avenue. The property is currently improved with a commercial building, a triplex and associated 
surface parking lot. 
 
The subject property is zoned C2-1 and R3-1 within the Wilshire Community Plan Area. The 
subject site is located within a Transit Priority Area in the City of Los Angeles (ZI-2452), and a 
State Enterprise Zone: Los Angeles (ZI-2374). The site is located 2.037 kilometers from the 
Puente Hills Blind Thrust Fault. The project is located within an Urban Agriculture Incentive Zone. 
 
General Land Use Designation 
 

 
 
 



 
Case No. CPC-2022-8155-CU-DB-SPR-PHP-VHCA  A-4 
 

 

The Wilshire Community Plan designates the subject property for General Commercial and 
Medium Residential land uses with corresponding zones of C1.5, C2, C4, P, RAS3, and RAS4 
and corresponding zone of R3 respectively. The subject property is zoned C2-1 and R3-1.   
 

Zone Lot Area Square 
Footage 

Buildable 
Area 

FAR By-Right Floor 
Area 

C2-1 10,589 sq. ft. 10,589 sq. ft. 1.5:1 15,884 sq. ft. 
R3-1 25,182 sq. ft.  21,126 sq. ft.  3:1 63,378 sq. ft. 
Total  35,771 sq. ft. 37,009 sq. ft.  N/A 79,262 sq. ft. 

 
 
Surrounding Properties: 
 
Surrounding properties are developed with a mix of residential, commercial retail/restaurant, 
commercial office, and religious uses. The properties to the west of the project site across Oxford 
Avenue are zoned R3-1 and C2-1 and are developed with multi-family residential uses, 
commercial uses, and a church. The abutting property to the north is zoned R3-1 and is improved 
with multi-family housing residential uses. The properties to the east of the project site, across 
Serrano Avenue, are zoned R3-1 and are improved with residential uses. To the south abutting 
the project site, is zoned C2-1 and is improved with commercial office, retail, and restaurant uses. 
 
 
Streets and Circulation: 
 
Oxford Avenue, adjoining the property to the west, is a designated Collector dedicated to a right-
of-way width of 66 feet and is improved with asphalt roadway, curb, gutter, concrete sidewalks, 
and street trees. 
 
Serrano Avenue, adjoining the property to east, is a Local Street dedicated to a right-of-way width 
of 60 feet and is improved with asphalt roadway, curb, gutter, concrete sidewalks, and street 
trees. 
 
Relevant Cases: 
 
Subject Property: 
 
There were no relevant cases found on the subject property. 
 
 
Surrounding Properties: 
 
The following relevant cases were identified to be within a 1,000-foot radius of the project site: 
 
Case No. DIR-2022-6097-TOC-HCA – On January 11, 2023, the Director of Planning approved 
a 70 percent increase in density, consistent with the provisions of the Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program along with the following three (3) 
incentives for a qualifying Tier 3 project totaling 33 dwelling units, including 4 units reserved for 
Extremely Low Income (ELI) Household occupancy, for a period of 55 years, with the following 
requested incentives: a. Yard/Setbacks. A maximum reduction of 30 percent in two (2) side yard 
setbacks, in lieu of the 9 feet otherwise required; b. Height. A maximum increase of 22 feet in 
building height to permit a maximum building height of 67 feet, in lieu of the maximum 45 feet 
otherwise permitted; and c. Open Space. A maximum reduction of 25 percent in open space, in 
lieu of 5,000 square feet otherwise required, located at 4722 West Elmwood Avenue. 
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Case No. DIR-2019-6597-TOC – On November 24, 2020, the Director of Planning approved with 
Conditions a Transit Oriented Communities (TOC) Affordable Housing Incentive Program 
Compliance Review for a qualifying Tier 3 project, totaling 30 dwelling units, reserving three (3) 
units for Extremely Low Income Household occupancy for a period of 55 years, with the following 
Additional Incentives, a. Side and Rear Yard Setbacks. Utilize the RAS3 yard setbacks for the 
side and rear yard setbacks in lieu of the otherwise required seven-foot side yard setback and 19-
foot rear yard setback for a seven-story residential development in the C2 Zone pursuant to LAMC 
Sections 12.14 C.2; and b. Open Space. A 658 square foot reduction in the usable open space 
to require a minimum of 2,442 square feet in lieu of the minimum 3,100 square feet as otherwise 
required by LAMC Section 12.21 G.2, located at 4670 West Beverly Boulevard. 
 
Case No. DIR-2017-657-DB – On July 7, 2017, the Director of Planning approved the following 
incentive requested by the Applicant for a Project totaling 24 dwelling units, reserving three (3) 
units for Very Low Income Household occupancy for a period of 55 years, with the following 
requested incentives: 1. Floor Area Ratio. A 35 percent increase in the allowable Floor Area Ratio 
(FAR) allowing a total FAR of 4.05:1 in lieu of the permitted 3:1 FAR. 2. Yard/Setback. A 20 
percent decrease in the required width of the side yard on the northerly property line to 6.4 feet 
in lieu of the required 8 feet per LAMC 12.11.C.2. 3. Yard/Setback. A 20 percent decrease in the 
required width of the side yard on the southerly property line to 6.4 feet in lieu of the required 8 
feet per LAMC 12.11.C.2, located at 203 North Oxford Avenue. 
 
Density Bonus/Affordable Housing Incentive Program 
 
In accordance with California Government Code Section 65915 and LAMC Section 12.22-A,25, 
in exchange for setting aside a minimum percentage of the project’s units for affordable housing, 
the project is eligible for a density bonus, reduction in parking, and incentives allowing for relief 
from development standards. The applicant has requested to utilize the provisions of City and 
State Density Bonus laws as follows:  
 
Density  
 
By setting aside 11% of its base density units for Very Low Income Households, LAMC Section 
12.22-A,25 allows a maximum 35% increase in the number of permitted residential units. The C2-
1 zone establishes a density ratio of one (1) dwelling unit per 400 square feet of lot area. At 
10,588.52 square feet in size of the C2 portion of the property, the portion has a base density of 
27 units (10,588.52 square feet of lot area divided by 400 square feet and rounded up). The R3-
1 zone establishes a density ratio of one (1) dwelling unit per 800 square feet of lot area. At 
25,182.03 square feet in size of the R3 portion of the property, the portion has a base density of 
32 units (25,182.03 square feet of lot area divided by 800 square feet and rounded up). A total of 
59 base density units. The 35% density bonus and the additional 35% increase per the requested 
Conditional Use entitles the project to an increase of 42 units for a total of 101 residential units. 
As such, the applicant is utilizing the Density Bonus Affordable Housing Incentives Program for 
increased density to allow the proposed 101 units.  
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12 % 37.5 % 

13 % 40 % 

14 % 42.5 % 

15 % 45 % 

16 % 47.5 % 

17 % 50 % 

18 % 52.5 % 

19 % 55 % 

20 % 57.5 % 

21% 60% 

22% 62.5% 

23% 65% 

24% 67.5% 

25% 70% 
*Existing set-aside chart as listed in Section 12.22-A,25 of the LAMC 

 
Automobile Parking 
 
Automobile Parking will be provided in compliance with California Government Code Section 
65915, the project would be required to provide 0.5 automobile parking spaces per dwelling unit 
in exchange for setting aside 11% of the base density for Very Low Income Households, which 
results in a requirement of 51 parking spaces for the residential units. As proposed, the project 
will provide a total of 159 automobile parking spaces. 
 
Incentives 
 
Pursuant to the LAMC Section 12.22-A,25 and California Government Code Section 65915, a 
project which reserves a minimum of 15 percent of the base density for Very Low Income 
Households is entitled to three (3) Incentives. The proposed project will set aside 25 percent of 
the base number of units (59 units) for Very Low Income Households which results in 15 units to 
be restricted affordable units. Accordingly, the project has requested the following three (3) 
Incentives: 
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Averaging of Floor Area Ratio, Density, Parking or Open Space, and permitting Vehicular Access 
(On-Menu Incentive) – The subject property is zoned R3-1 and C2-1 and is comprised of six (6) 
contiguous parcels. Pursuant to LAMC Section 12.22.A,25(f)(8) the project request includes an 
On-Menu incentive to permit averaging of floor area ratio, density, parking, open space, and 
permitting vehicular access. In this case, the project has requested an On-Menu Incentive to allow 
increasing the floor area which allow for a larger construction envelope, the to accommodate the 
affordable units onsite.  
 
Floor Area Ratio (Off-Menu Incentive) – The subject property is zoned R3-1 and C2-1. Pursuant 
to LAMC Section 12.22-A.25(g)(3), the project is requesting an Off-Menu Incentive for an increase 
in the FAR of the project site. The C2 zone permits a 1.5 to 1 FAR and the R3 zone permits a 3 
to 1 FAR. In this case, the project has requested an Off-Menu Incentive to allow an increase in 
the FAR for the entire project site for an FAR of 4.25 to 1 which would allow for a larger 
construction envelope to provide the affordable units.  
 
Height (Off-Menu Incentive) – The subject property is zoned R3-1 and C2-1. Pursuant to LAMC 
Section 12.22-A.25(g)(3), the project is requesting an Off-Menu Incentive for an increase in the 
height of the proposed project. Height District 1 for the C2-1 portion of the site does not restrict 
the height and number of stories. However, for the R3-1 portion of the project site, the height 
district does not limit the number of stories but limits the height to 45 feet. In this case, the project 
has requested an Off-Menu Incentive to allow an increase in the height for the project to allow for 
a height of 89 feet which would allow for a larger construction envelope to provide the affordable 
units. 
 
Waiver of Development Standards 
 
Government Code Section 65915(e)(1) provides that “[i]n no case may a city, county, or city and 
county apply any development standard that will have the effect of physically precluding the 
construction of a development meeting the criteria of subdivision (b) at the densities or with the 
concessions or incentives permitted by this section. Subject to paragraph (3), an applicant may 
submit to a city, county, or city and county a proposal for the waiver or reduction of development 
standards that will have the effect of physically precluding the construction of a development 
meeting the criteria of subdivision (b) at the densities or with the concessions or incentives 
permitted under this section, and may request a meeting with the city, county, or city and county.” 
Section 12.25-A,25(g) of the LAMC, states that a Housing Development Project may also request 
other “waiver(s) or reduction(s) of development standards that will have the effect of physically 
precluding the construction of a development meeting the [affordable set-aside percentage] 
criteria…at the densities or with the concessions or incentives permitted under [State Density 
Bonus Law]”.  As a result, in addition to the requested Incentives, the project has requested four 
(4) Waiver of Development Standards, as follows: 
 
Side Yard (Northerly) – The subject property is zoned R3-1 and C2-1. Pursuant to LAMC Sections 
12.14.C.2 and 12.10.C.2, the underlying zones requires the project to provide a 10-foot northerly 
side yard. The project request includes a waiver of development standard to allow for a reduction 
of the required side yard along the property's northerly interior lot line in lieu of the otherwise 
required 10-foot side yard. In this case, the project has requested a waiver of the required yards 
to provide a five-foot northerly side yard, which allows for a larger construction envelope, to 
accommodate the affordable units. Such a requirement for the required yards would physically 
preclude the construction of the development at the approved density or with the concessions or 
incentives granted as part of the project. 
 
Side Yards (Southerly) – The subject property is zoned R3-1 and C2-1. Pursuant to LAMC 
Sections 12.14.C.2 and 12.10.C.2, the underlying zones requires the project to provide a 10-foot 
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southerly side yard. The project request includes a waiver of development standard to allow for a 
reduction in the required side yard along the property's southerly interior lot line in lieu of the 
otherwise required 10-foot side yard. In this case, the project has requested a waiver of the 
required yards to provide a five-foot southerly side yard, which allows for a larger construction 
envelope, to accommodate the affordable units. Such a requirement for the required yards would 
physically preclude the construction of the development at the approved density or with the 
concessions or incentives granted as part of the project. 
 
Front Yard (Oxford) – The subject property is zoned R3-1 and C2-1. Pursuant to Ordinance No. 
ORD-60770, the project is required to provide 10 feet per the Building Line along the Oxford 
Avenue. The project request includes a waiver of development standard to allow for the 
elimination of the required front yard setbacks in lieu of the otherwise required 10 feet as required 
by the building line. In this case, the project has requested a waiver of the required setbacks per 
the building line, which allows for a larger construction envelope, to accommodate the affordable 
units. Such a requirement for the required building line setback would physically preclude the 
construction of the development at the approved density or with the concessions or incentives 
granted as part of the project. 
 
Front Yard (Serrano) – The subject property is zoned R3-1 and C2-1. Pursuant to Ordinance No. 
ORD-44572, the project is required to provide 20 feet per the Building Line along the Serrano 
Avenue. The project request includes a waiver of development standard to allow for the 
elimination of the required front yard setbacks in lieu of the otherwise required 20 feet as required 
by the building line. In this case, the project has requested a waiver of the required setbacks per 
the building line, which allows for a larger construction envelope, to accommodate the affordable 
units. Such a requirement for the required building line setback would physically preclude the 
construction of the development at the approved density or with the concessions or incentives 
granted as part of the project. 
 
Density Bonus Housing Replacement Requirement  
 
The Housing Crisis Act of 2019 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 project replaces those units. The replacement requirements 
are applicable 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. 
 
California Government Code Section 66300 et seq., prohibits the approval of any proposed 
housing development project on a site that will require demolition of existing dwelling units or 
occupied or vacant “Protected Units” unless the project replaces those units. The project shall 
provide at least as many residential dwelling units as the greatest number of residential dwelling 
units that existed on the property within the past 5 years. Additionally, the project must also 
replace all existing or demolished “Protected Units”. 
 
The Los Angeles Housing Department (LAHD) has determined, per the Housing Crisis Act of 
2019 (SB 8) Replacement Unit Determination, dated September 1, 2022, that two (2) units are 
subject to replacement pursuant to the requirements of SB 8. The Determination made by LAHD 
requires two (2) units be replaced with equivalent type; one (1) unit restricted to Low Income 
Households, and one (1) unit restricted to Very Low Income Households. The proposed project 
will set aside 15 units for Very Low Income Households. 
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Public Hearing 
 
A Public Hearing was held with the Hearing Officer for Case No. CPC-2022-8155-CU-DB-SPR-
PHP-VHCA on March 14, 2023, at 11:30 a.m., via Teleconference.    
 
The hearing was attended by approximately 12 people, including the applicant, the applicant’s 
representative, and members of the public. 
 
The applicant’s representative presented the project. 
 
Comments were made by Sheila, resident, in opposition, stated concerns as to why the spring 
was not connected to the design and also concerns about the number of affordable units provided 
onsite.  
 
Comments were made by Rosalie, speaking on behalf of the owners on Serrano Avenue, stated 
same concerns as to why the spring was not connected to the design, concerns about the number 
of affordable units provided, the height increase of over 45 feet, the building will block sun and 
the views and place a strain on utilities in the area. 
 
Comments were made by Maggie H, resident living in the area since 1945 on Hobart who stated 
that Hobart is already overparked and concerns about the height of the building blocking winds 
from the west and would like to see the hot spring utilized.  
 
Comments were made by Krystal Van Siegfried, reiterating what was already said and stated that 
it is unfair that the developer is putting the building over the spring and does not believe that the 
building is a multifamily development because there are a lot of studios and one-bedroom units. 
The area is overcrowded, and people are pushed out by projects like this one. 
 
Comments were made by Emma Howard, Planning Director for CD13, stated the council office 
had general concerns but is not in opposition of the project. The office would like the applicant to 
get input from CALGEM on the discontinuance use of the spa.  
 
At the close of the public hearing, the Hearing Officer announced the May 11, 2023, tentative date 
for the City Planning Commission meeting, and encouraged all interested parties to send an email 
to the assigned Planner in order to receive future notification and determinations on the proposed 
project. 
 
Public Correspondence 
 
Correspondence was received from Alex Day, in support of the proposed project.  
 
Correspondence was received from Ali Leventhal, in support of the proposed project.  
 
Correspondence was received from Andy Chen, in support of the proposed project.  
 
Correspondence was received from Aria Chomut, in support of the proposed project.  
 
Correspondence was received from Ariel Henderson, in support of the proposed project.  
 
Correspondence was received from Breaunna Henderson, in support of the proposed project. 
 
Correspondence was received from Charles DeSantis, in support of the proposed project.  
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Correspondence was received from Daniel Neman, in support of the proposed project.  
 
Correspondence was received from David Nichols, in support of the proposed project.  
 
Correspondence was received from Emil Gurfinkel, in support of the proposed project.  
 
Correspondence was received from Gabriel Shalom, in support of the proposed project. 
 
Correspondence was received from Horacio Martinez, in support of the proposed project. 
 
Correspondence was received from Joe Kramer, in support of the proposed project. 
 
Correspondence was received from Jung Whan Lee, in support of the proposed project. 
 
Correspondence was received from Kim Pickett, in support of the proposed project. 
 
Correspondence was received from Latisha Hodges, in support of the proposed project. 
 
Correspondence was received from Marc Henderson, in support of the proposed project.  
 
Correspondence was received from Martin Mendoza, in support of the proposed project.  
 
Correspondence was received from Michael Schwartz, in support of the proposed project.  
 
Correspondence was received from Michael Davidov, in support of the proposed project. 
 
Correspondence was received from Ryan Duitch, in support of the proposed project. 
 
Correspondence was received from Shaun Alperin, in support of the proposed project.  
 
Correspondence was received from Steve Yoon, in support of the proposed project. 
 
Correspondence was received from Steven Bimmerman, in support of the proposed project. 
 
Correspondence was received from Jordan Rubinstejn, in support of the proposed project. 
 
Correspondence was received from Nancii Synn, in support of the proposed project. 
 
Correspondence was received from Julian Kim, in support of the proposed project. 
 
Correspondence was received from Julie Mersola, in support of the proposed project.  
 
Correspondence was received from Melissa Kim, in support of the proposed project.  
 
Correspondence was received from Yana Kendrick, in support of the proposed project.  
 
Correspondence was received from Janet Yoon, in support of the proposed project.  
 
Correspondence was received from Christina Tayman, in support of the proposed project.  
 
Correspondence was received from JaNae Clausell, in support of the proposed project.  
 
Correspondence was received from Kalina Gebeyehou, in support of the proposed project.  
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Correspondence was received from Mallory Weiler, in support of the proposed project.  
 
Issues 
 
The following includes a discussion of issues and considerations related to the project. These 
discussion points were either identified during the design review process with the Urban Design 
Studio’s Professional Volunteer’s Program (PVP), at the public hearing held on March 14, 2023, 
or in discussions with the applicant. 
 
Professional Volunteer’s Program (PVP) 
 
The proposed project was reviewed by PVP on April 4, 2023. The following includes comments 
provided by PVP; 
 

• Pedestrian First Design.  
 
The applicant should consider removing some of the parking to avoid the parking podium.  
 
Applicant’s Response - Comment has been considered by the Applicant however the 
existing design is the most feasible. 
 
If the project retains the above grade parking, please, consult the above-grade parking 
podium advisory regarding screening where parking is not wrapped. Additional information 
is needed regarding the screening treatment and materials to ensure that car headlights 
and parking structure lights are not visible or intrusive to nearby properties and public 
realm.  
 
Applicant’s Response - Above grade parking has incorporated guidelines from the above-
grade parking podium advisory. 
 

• 360 Degree Design 
 
Rethink and indicate how the structure relates to the neighborhood. Provide renderings 
from both street sides that include the adjacent properties.  
 
Applicant’s Response - Provided renderings. 
 
Add the mechanical unit areas on the roof.  
 
Applicant’s Response - These will be added once the project moves into the permitting 
phase as required by code.  

 
• Climate Adapted Design 

 
Indicate the solar area on the roof.  
 
Applicant’s Response - These will be added once the project moves into the permitting 
phase as required by code. 

 
Preserve existing street trees and make sure to have a root zone protection plan in place 
during construction.  
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Applicant’s Response – Noted. 
 
Conclusion 
 

Staff recommends that the City Planning Commission find, based on its independent judgment, 
after consideration of the entire administrative record, that the project is categorically exempt from 
CEQA, and approve the requested Density Bonus with On-Menu and Off-menu Incentives, the 
requested Waivers of development standards, the requested Site Plan Review and the requested 
Conditional Use Permit.
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CONDITIONS OF APPROVAL 
 
Pursuant to Sections 12.22-A.25, 12.24-U,26, and 16.05 of the Los Angeles Municipal Code, the 
following conditions are hereby imposed upon the use of the subject property: 
 
Development Conditions: 
 
1. Site Development. Except as modified herein, the project shall be in substantial 

conformance with the architectural plans, renderings, and materials submitted by the 
Applicant, dated November 18, 2022, stamped “Exhibit A,” and attached to the subject 
case file. Minor deviations may be allowed in order to comply with the provisions of the 
LAMC or the project conditions. Changes beyond minor deviations required by other City 
Departments or the LAMC may not be made without prior review by the Department of 
City Planning, Expedited Processing Section, and written approval by the Director of City 
Planning. Each change shall be identified and justified in writing.  
 

2. Residential Density. The project shall be limited to a maximum density of 101 dwelling 
units.  
 

3. Affordable Units.  
 
a. A minimum of 15 dwelling units, or 25% of the base dwelling units, shall be reserved 

for Very Low Income Households, as defined by Government Code Section 
65915(C)(2).  
 

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

 
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 
25% of the site’s base density units available to Very Low Income Households. 
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 Guidelines for the Affordable 
Housing Incentives Program adopted by the City Planning Commission and with any 
monitoring requirements established by the LAHD. Refer to the Density Bonus Legislation 
Background section of this determination. 
 

5. Incentives. 
 

a. Floor Area Ratio, and Density Averaging and Vehicular Access. The project shall 
be permitted the averaging of FAR, density, open space, and permit vehicular access 
across the entirety of the site. The total floor area shall not exceed 134,788 square 
feet. 

 
b. FAR. The project shall be permitted a maximum FAR of 4.25:1. 
 
c. Height. The project shall be permitted a maximum height of 89 feet.  

 
6. Waivers. 

 
a. Side Yard. The project shall be permitted a 5-foot northerly side yard. 
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b. Side Yard. The project shall be permitted a 5-foot southerly side yard. 

 
c. Front Yard Building Line. The project shall be permitted a 0-foot setback in lieu of 

the required 10 feet per the Building Line along the Oxford Avenue. 
 

d. Front Yard Building Line. The project shall be permitted a 0-foot setback in lieu of the 
required 20 feet per the Building Line along the Serrano Avenue. 

 
7. Open Space.   

 
a. The project shall be required to provide open space pursuant to LAMC section 12.21-

G. 
 
8. Parking.  

 
a. Residential parking shall be provided in compliance with California Government Code 

Section 65915, the project would be required to provide 0.5 automobile parking spaces 
per dwelling unit. Commercial parking shall be in conformance with the Municipal Code 
and to the satisfaction of the Department of Building and Safety.  No variance from the 
parking requirements has been requested or granted herein. 
 

b. 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. 
 

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

 
d. Bicycle Parking. Bicycle parking shall be provided in compliance with the Los Angeles 

Municipal Code, Section 12.21-A,16 and to the satisfaction of the Department of 
Building and Safety.  
   

9. Parking Structure Design. 
 

a. Facades of parking structures shall be screened to minimize their visual impact on the 
public realm, consistent with the Commission’s Above Grade Parking Advisory. 
 

b. Any above ground parking structure shall be designed to be utilized and easily 
repurposed to other uses.  The conversion of floor area from parking into new uses 
may be subject to additional discretionary actions. 

 
c. Above ground parking structures shall have flat parking levels, not including the 

driveway ramps.   
 

d. The height of the above ground parking levels shall have sufficient clearance to be 
adaptable to non-parking uses.   

 
Site Plan Review 
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10. Landscaping.  
 

a. All open areas not used for buildings, driveways, parking areas, or recreational 
facilities or walks shall be attractively landscaped and maintained in accordance with 
a landscape development plan and an automatic irrigation plan, prepared by a licensed 
Landscape Architect and to the satisfaction of the decision maker. 
 

b. All planters containing trees shall have a minimum depth of 48 inches (48”) 
 

11. Solar Panels. The project shall comply with the Los Angeles Municipal Green Building 
Code, Section 99.05.211, to the satisfaction of the Department of Building and Safety. 
 

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

 
13. Lighting. Outdoor lighting shall be designed and installed with shielding, such that the 

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

 
14. Graffiti. All graffiti on the site shall be removed or painted over to match the color of the 

surface to which it is applied within 24 hours of its occurrence.  
 
15. 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 
and/or materials consistent with the building façade on all exposed sides to the satisfaction 
of LADWP. 
 

16. 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.  
 

17. Street Trees. Street trees shall be provided to the satisfaction of the Urban Forestry 
Division. Street trees may be used to satisfy on-site tree requirements pursuant to LAMC 
Article Section 12.21.G.3 (Chapter 1, Open Space Requirement for Six or More 
Residential Units). 

 
Administrative Conditions  

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

verification of consultations, reviews or approval, plans, etc, as may be required by the 
subject conditions, shall be provided to the Department of City Planning for placement in the 
subject file. 

 
19. Code Compliance.  All area, height and use regulations of the zone classification of the 

subject property shall be complied with, except wherein these conditions explicitly allow 
otherwise. 

 
20. Covenant.  Prior to the issuance of any permits relative to this matter, an agreement 

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

 
21. Definition.  Any agencies, public officials or legislation referenced in these conditions shall 

mean those agencies, public offices, legislation or their successors, designees or 
amendment to any legislation. 

 
22. Enforcement.  Compliance with these conditions and the intent of these conditions shall be 

to the satisfaction of the Department of City Planning and any designated agency, or the 
agency’s successor and in accordance with any stated laws or regulations, or any 
amendments thereto. 

 
23. Building Plans.  A copy of the first page of this grant and all Conditions and/or any 

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

 
24. Corrective Conditions.  The authorized use shall be conducted at all times with due regard 

for the character of the surrounding district, and the right is reserved to the City Planning 
Commission, or the Director pursuant to Section 12.27.1 of the Municipal Code, to impose 
additional corrective conditions, if, in the Commission’s or Director’s opinion, such conditions 
are proven necessary for the protection of persons in the neighborhood or occupants of 
adjacent property. 

 
25. Expedited Processing Section.  Prior to the clearance of any conditions, the applicant shall 

show proof that all fees have been paid to the Department of City Planning, Expedited 
Processing Section. 

 
26. Indemnification and Reimbursement of Litigation Costs. 

 
Applicant shall do all of the following: 
 
a. Defend, indemnify and hold harmless the City from any and all actions against the City 

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

 
b. Reimburse the City for any and all costs incurred in defense of an action related to or 

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

 
c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice 

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

 
d. Submit supplemental deposits upon notice by the City. Supplemental deposits may be 

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

 
e. If the City determines it necessary to protect the City’s interest, execute an indemnity 

and reimbursement agreement with the City under terms consistent with the 
requirements of this condition. 

 
The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  
 
The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in 
the defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 
 
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 include 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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FINDINGS 
 
Conditional Use Findings 
 
1. That the project will enhance the built environment in the surrounding neighborhood 

or will perform a function or provide a service that is essential or beneficial to the 
community, city or region. 
 
The subject property is comprised of six (6) lots resulting in approximately 35,771 square feet 
of lot area with a 150-foot frontage along Oxford Avenue and a 123-foot frontage along 
Serrano Avenue. The subject property is zoned C2-1 and R3-1 within the Wilshire Community 
Plan Area. The subject site is located within a Transit Priority Area in the City of Los Angeles 
(ZI-2452), and a State Enterprise Zone: Los Angeles (ZI-2374). The site is located 2.037 
kilometers from the Puente Hills Blind Thrust Fault. The project is located within an Urban 
Agriculture Incentive Zone. The property is currently improved with a commercial building, a 
triplex and associated surface parking lot. 
 
The proposed project involves the demolition of existing structures and the construction, use 
and maintenance of a new seven-story, 134,788 square-foot residential building with 101 
dwelling units including 15 units set aside for Very Low Income Households with a proposed 
building height of 89 feet. The dwelling units consists of 10 studio units, 71 one-bedroom units, 
and 20 two-bedroom units. The residential units will be located within the third through seventh 
floors of the proposed building. The project would provide a total of 159 automobile parking 
spaces within one (1) subterranean and two (2) above ground levels of parking and a total of 
88 bicycle parking spaces. 

 
The project will perform a function by replacing the existing uses with a new 101-unit 
residential development thereby adding to the city’s housing stock. The additional 35 percent 
density bonus (beyond the 35 percent permitted through a by-right density bonus) approved 
herein results in an additional 42 units, for a total of 101 units. In exchange, the project will 
set aside at least 25 percent (15 units) of the base density for Very Low Income Households 
for a minimum of 55 years.  
 
Therefore, the proposed 101-unit residential development, including the 15 units set aside for 
Very Low Income Households, the project will provide new market rate and affordable 
housing, thus performing a function that is essential and beneficial to the city and the region. 
 

2. That the project’s location, size, height, operations and other significant features will 
be compatible with and will not adversely affect or further degrade adjacent properties, 
the surrounding neighborhood or the public health, welfare, and safety. 
 
The subject property is comprised of six (6) lots measuring 35,771 square feet of lot area 
located along Oxford Avenue and Serrano Avenue in the Wilshire Center-Koreatown 
neighborhood. The subject property is zoned C2-1 and R3-1 located within the Wilshire 
Community Plan area, a densely populated portion of the City of Los Angeles. The project site 
is located in an urbanized area surrounded by a mix of residential, commercial 
retail/restaurant, commercial office, and religious uses. The properties to the west of the 
project site across Oxford Avenue are zoned R3-1 and C2-1 and are developed with multi-
family residential uses, commercial uses, and a church. The abutting property to the north is 
zoned R3-1 and is improved with multi-family housing residential uses. The properties to the 
east of the project site, across Serrano Avenue, are zoned R3-1 and are improved with 
residential uses. To the south abutting the project site, is zoned C2-1 and is improved with 
commercial office, retail, and restaurant uses. Construction of the housing development will 
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serve to benefit the neighborhood rather than degrade it. The façades are well-articulated and 
feature a prominent ground design that distinguishes it from the upper levels. The residential 
lobby and offices at the ground level engage pedestrians along Serrano Avenue and Oxford 
Avenue. Well-designed landscaping will create a pleasing transition from the pedestrian realm 
of the sidewalk to the façade of the building. Therefore, the project is compatible with the 
surrounding neighborhood and will not adversely affect nor degrade adjacent properties, 
surrounding neighborhood, or the public health, safety, or welfare. 
 
The proposed project consists of the construction of a new seven-story 101 dwelling unit 
residential development with a total of 159 vehicular parking spaces, open space, and 
common amenities for the residents. The property is currently improved with a commercial 
building, a triplex and associated surface parking lot. Except for the requests herein, the 
proposed project is otherwise entirely consistent with the requirements of the underlying zone. 
The project’s significant features, including the proposed building’s use, density, height, and 
FAR, are permitted by the underlying zone and the provisions of Density Bonus law.  
 
Given the proposed project’s location within the Wilshire Community Plan area, along with the 
existing development in the immediate vicinity of the subject property and its proximity to 
commercial thoroughfares, the project’s location, size, height, operations, and other significant 
features will be compatible with and will not adversely affect adjacent properties, the 
surrounding neighborhood, or the public health, welfare, and safety.  

 
3. That the project substantially conforms with the purpose, intent and provisions of the 

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

Goal 1 Provide a safe, secure, and high-quality residential environment for all economic, 
age, and ethnic segments of the Wilshire community. 

 
Objective 1-1: Provide for the preservation of existing quality housing, and for the 
development of new housing to meet the diverse economic and physical needs of 
the existing residents and expected new residents in the Wilshire Community Plan 
Area. 
  
Policy 1-1.1: Protect existing stable single family and low-density residential 
neighborhoods from encroachment by higher density residential uses and other 
uses that are incompatible as to scale and character or would otherwise diminish 
quality of life. 
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Policy 1-1.2: Promote neighborhood preservation in all stable residential 
neighborhoods. 
 
Policy 1-1.3: Provide for adequate Multiple Family residential development. 

 
Objective 1-2: Reduce vehicular trips and congestion by developing new housing 
in close proximity to regional and community commercial centers, subway stations 
and existing bus route stops. 
 
Policy 1-2.1: Encourage higher density residential uses near major public 
transportation centers. 
 
Objective 1-3: Preserve and enhance the varied and distinct residential character 
and integrity of existing residential neighborhoods. 
 
Objective 1-4: Provide affordable housing and increased accessibility to more 
population segments, especially students, the handicapped and senior citizens. 
 
Policy 1-4.1: Promote greater individual choice in type, quality, price and location 
of housing. 
 
Policy 1-4.3: Encourage multiple family residential and mixed use development in 
commercial zones. 

 
The project is a residential development with 15 units restricted for families or persons of Very 
Low Income and maximizes the property’s development potential. The project’s Very Low 
Income and market rate units satisfy both the needs of affordable housing as well as the City’s 
need for more housing overall. The project will result in the net addition of 15 covenanted 
affordable dwelling units in a community in-need of more affordable housing.  
 
The Framework Element for the General Plan (Framework Element) was adopted by the City 
of Los Angeles in December 1996 and re-adopted in August 2001. The Framework Element 
provides guidance regarding policy issues for the entire City of Los Angeles, including the 
project site. The Framework Element also sets forth a Citywide comprehensive long-range 
growth strategy and defines Citywide polices regarding such issues as land use, housing, 
urban form, neighborhood design, open space, economic development, transportation, 
infrastructure, and public services. The Framework Element includes the following goals, 
objectives and policies relevant to the instant request: 

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

Objective 3.1: Accommodate a diversity of uses that support the needs of the City's 
existing and future residents, businesses, and visitors. 
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Policy 3.1.4: Accommodate new development in accordance with land use and 
density provisions of the General Plan Framework Long-Range Land Use 
Diagram. 
 

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

Policy 3.2.1: Provide a pattern of development consisting of distinct districts, 
centers, boulevards, and neighborhoods that are differentiated by their 
functional role, scale, and character. This shall be accomplished by 
considering factors such as the existing concentrations of use, community-
oriented activity centers that currently or potentially service adjacent 
neighborhoods, and existing or potential public transit corridors and stations. 
 
Policy 3.2.2: Establish, through the Framework Long-Range Land Use 
Diagram, community plans, and other implementing tools, patterns and types 
of development that improve the integration of housing with commercial uses 
and the integration of public services and various densities of residential 
development within neighborhoods at appropriate locations. 
 

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

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

 
The proposed project will result in the development of a residential building that will provide 
101 new dwelling units, including 15 units reserved for Very Low Income Households, 
thereby contributing toward and facilitating the City’s long-term economic viability and 
vision for a more liveable city.  

 
The property is currently developed with a commercial building, a triplex and associated 
surface parking lot. The development of the site will enable the City to conserve nearby 
existing stable residential neighborhoods and lower-intensity commercial districts by 
allowing controlled growth away from such neighborhoods and districts. Therefore, the 
proposed 101-unit residential building is consistent with the Distribution of Land Use goals, 
objectives and policies of the General Plan Framework Element. 

 
The Housing Element is the City’s blueprint for meeting housing and growth challenges. 
It identifies the City’s housing conditions and needs, establishes goals, objectives, and 
policies to guide future housing decisions, and provides an array of programs to meet 
Citywide Housing Priorities, including addressing the housing shortage, advancing racial 
equity and access to opportunity, preventing displacement and promoting sustainability 
and resilience. The Housing Element includes the following objectives and policies 
relevant to the instant request: 
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Goal 1: A City where housing production results in an ample supply of housing to create 
more equitable and affordable options that meet existing and projected needs. 

 
Objective 1.1: Forecast and plan for existing and projected housing needs over time 
with the intention of furthering Citywide Housing Priorities. 

 
Policy 1.1.2: Plan for appropriate land use designations and density to 
accommodate an ample supply of housing units by type, cost, and size within the 
City to meet housing needs, according to Citywide Housing Priorities and the City’s 
General Plan. 

 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities. 
 

Policy 1.2.1: Expand rental and for-sale housing for people of all income levels. 
Prioritize housing developments that result in a net gain of Affordable Housing and 
serve those with the greatest needs. 
 
Policy 1.2.2: Facilitate the construction of a range of different housing types that 
addresses the particular needs of the city’s diverse households. 

 
Objective 1.3: Promote a more equitable distribution of affordable housing 
opportunities throughout the city, with a focus on increasing Affordable Housing in 
Higher Opportunity Areas and in ways that further Citywide Housing Priorities. 

 
Policy 1.3.1: Prioritize housing capacity, resources, policies, and incentives to 
include Affordable Housing in residential development, particularly near transit, 
jobs, and in Higher Opportunity Areas. 
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all 
communities, particularly those that currently have fewer Affordable units. 

 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos. 

 
Policy 3.1.7: Promote complete neighborhoods by planning for housing that 
includes open space, and other amenities. 

 
Objective 3.2: Promote environmentally sustainable buildings and land use patterns 
that support a mix of uses, housing for various income levels and provide access to 
jobs, amenities, services and transportation options. 

 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed-
income housing, in areas near transit, jobs and Higher Opportunity Areas, in order 
to facilitate a better jobs-housing balance, help shorten commutes, and reduce 
greenhouse gas emissions. 

 
The proposed project implements the Housing Element by increasing the housing supply 
consistent with the General Commercial and Medium Residential land use designations. 
The property is currently improved with a commercial building, a triplex and associated 
surface parking lot. 
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The approval of the request would permit 101 new dwelling units with 15 units set aside 
for Very Low Income Households. The project would achieve the production of new 
housing opportunities, meeting the needs of the city, while facilitating the construction of 
a range of different housing types (studios, one- and two-bedroom units) that address the 
needs of the city’s diverse households. Therefore, the project is consistent with the 
Housing Element goals, objectives and policies of the General Plan. 
 
The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. Oxford Avenue, adjoining the property to the west, is 
a designated Collector dedicated to a right-of-way width of 66 feet and is improved with 
asphalt roadway, curb, gutter, concrete sidewalks, and street trees. Serrano Avenue, 
adjoining the property to east, is a Local Street dedicated to a right-of-way width of 60 feet 
and is improved with asphalt roadway, curb, gutter, concrete sidewalks, and street trees. 
The project as designed will support the development of these Networks and meets the 
following goals and objectives of Mobility Plan 2035: 
 

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

 
Vehicular access to the project site will be provided via two (2) driveways off Oxford 
Avenue and Serrano Avenue. A total of 159 off-street automobile parking spaces will be 
provided within the parking garage. Pedestrian access will be via Oxford Avenue and 
Serrano Avenue.  
 

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system. 
 
Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 
 
Policy 3.7: Improve transit access and service to major regional destinations, job 
centers, and inter-modal facilities. 
 
Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle 
parking facilities. 

 
The project will provide a total of 80 long-term bicycle parking spaces which will be 
provided in a bicycle storage room at the ground floor level in storage rooms located within 
the parking garages to provide bicyclists with convenient, secure, and well-maintained 
bicycle parking facilities. Short-term bicycle racks will be provided along Oxford Avenue 
and Serrano Avenue. 
 

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

 
As conditioned, all electric vehicle charging spaces (EV Spaces) and electric vehicle 
charging stations (EVCS) shall comply with the regulations outlined in Sections 99.04.106 
and 99.05.106 of Article 9, Chapter IX of the LAMC. 
 
Therefore, the project is consistent with Mobility Plan 2035 goals, objectives, and policies 
of the General Plan. 



Case No. CPC-2022-8155-CU-DB-SPR-PHP-VHCA  F-7 
 

 

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

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

 
Objective 5.1 It is the objective of the City of Los Angeles to increase energy 

efficiency of City facilities and private developments.  
 

As conditioned, the project shall comply with the Los Angeles Municipal Green Building Code, 
Section 99.05.211. Therefore, the project is in conformance with the goals and policies of the 
Air Quality Element. 

 
In addition, the project has also been conditioned to provide solar infrastructure. Together, 
these conditions further support applicable policies in the Health and Wellness Element, Air 
Quality Element, and Mobility Element of the General Plan by reducing the level of 
pollution/greenhouse gas emissions, ensuring new development is compatible with alternative 
fuel vehicles, and encouraging the adoption of low emission fuel sources and supporting 
infrastructure. These conditions also support good planning practice by promoting overall 
sustainability and providing additional benefits and conveniences for residents, workers, and 
visitors. 
 
The project contributes to and furthers several applicable goals, objectives, and policies of the 
plans that govern land use and development in the City. Therefore, the project substantially 
conforms with the purpose, intent, and provisions of the General Plan and the Wilshire 
Community Plan. 
 

In addition to the above findings set forth in Section 12.24-E of the LAMC, the City Planning 
Commission shall find that: 

 
4. The project is consistent with and implements the affordable housing provisions of the 

Housing Element of the General Plan. 
 
In November 2021, the Los Angeles City Council adopted the 2021-2029 Housing Element. 
City Planning subsequently released proposed targeted amendments to the Housing Element 
for public comment. In June 2022, the full City Council adopted the targeted amendments. 
The Housing Element will guide the creation and implementation of the City's housing policy 
from 2021 to 2029. Further, the California Department of Housing and Community 
Development (HCD) informed the City of Los Angeles that its 2021-2029 Housing Element 
was in full compliance with State law. The Housing Element identifies the City’s housing 
conditions and needs, evaluates the City’s ability to meet its Regional Housing Needs 
Assessment (RHNA), establishes the goals, objectives, and policies that are the foundation 
of the City’s housing and growth strategy, and provides an array of programs the City intends 
to implement to create sustainable, mixed-income neighborhoods across the City. The 
Housing Element aims to provide affordable housing and amenity-rich, sustainable 
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neighborhoods for its residents, answering the variety of housing needs of its growing 
population. Specifically, the Housing Element encourages affordable units to accommodate 
all income groups that need assistance.  
 
There are no objective zoning or design review standards relevant to this finding other than 
those objective standards, as defined by Government Code Section 65913.4(a), that the 
project has already been determined to be consistent with. The project is consistent with and 
implements the affordable housing provisions of the Housing Element with the addition of 15 
units set as side for Very Low Income Households with the approval of the proposed project. 
The proposed project will replace existing commercial buildings, surface parking lot and a 
triplex with a multi-family residential development consisting of 101 residential dwelling units, 
which reserves 25-percent of the 59-base density, resulting in 15 units, for Very Low Income 
Households. As such, the proposed project substantially conforms to the purpose of the 
Housing Element of the General Plan. 
 

5. The project contains the requisite number of Restricted Affordable Units, based on the 
number of units permitted by the maximum allowable density on the date of application, 
as follows:  

 
   a.   11% Very-Low Income Units for a 35% density increase; or 
 

   b.   20% Low Income Units for a 35% density increase; or 
 

   c.   40% Moderate Income Units for a 35% density increase in for-sale projects. 
  

The project may then be granted additional density increases beyond 35% by providing 
additional affordable housing units in the following manner: 

  
 a.   For every additional 1% set aside of Very-Low Income Units, the project is 

granted an additional 2.5% density increase; or 
 

b. For every additional 1% set aside of Low Income Units, the project is granted an 
additional 1.5% density increase; or 
 

c. For every additional 1% set aside of Moderate Income Units in for-sale projects, 
the project is granted an additional 1% density increase; or 
 

d. In calculating the density increase and Restricted Affordable Units, each 
component of any density calculation, including base density and bonus 
density, resulting in fractional units shall be separately rounded up to the next 
whole number. 

 
The subject property is zoned C2-1 and R3-1. The C2-1 zone establishes a density ratio of 
one (1) dwelling unit per 400 square feet of lot area. The R3-1 zone establishes a density ratio 
of one (1) dwelling unit per 800 square feet of lot area. At 10,588.52 square feet in size of the 
C2 portion of the property, the portion has a base density of 27. Additionally, with 25,182.03 
square feet in size of the R3 portion of the property, the portion has a base density of 32 units. 
The subject property has a total permitted base density of 59 units.1 In exchange for reserving 
a portion of the units for affordable housing, the applicant is entitled to a maximum 35 percent 
density bonus by-right. The applicant is seeking an additional 35 percent density bonus (or a 
total of a 70 percent density bonus) through a Conditional Use to allow for the proposed 101 
dwelling units to be built on the site.  

 
1 Assembly Bill 2501 clarifies that density calculations that result in a fractional number are to be rounded up to the 
next whole number. This applies to base density, number of bonus units, and number of affordable units required to 
be eligible for the density bonus. 
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Pursuant to the LAMC and California Government Code Section 65915, a Housing 
Development Project that sets aside a certain percentage of units as affordable, either in rental 
or for-sale units, shall be granted a corresponding density bonus, up to a maximum of 35 
percent. While these provisions are limited to 35 percent, Government Code Section 65915(f) 
states that “the amount of density bonus to which an applicant is entitled shall vary according 
to the amount by which the percentage of affordable housing units exceeds percentage 
established.” As such, in instances where a project is seeking a density bonus increase that 
is more than 35 percent, the number of required units that are set aside as affordable shall 
vary depending on the requested amount of density bonus. Therefore, it is appropriate that 
any project that requests a density bonus increase beyond 35 percent would extend the 
existing set-aside charts located in Section 12.22-A,25 of the LAMC. LAMC Section 12.24-
U,26, which implements this provision of State law, states, as a Conditional Use, a project 
may be granted additional density increases beyond the 35 percent maximum by providing 
additional affordable housing units. Consistent with this Section, the table below illustrates 
how the maximum allowable Density Bonus increases for every unit set aside for Very Low 
Income Households (2.5 percent density increase for every additional one (1) percent of Very 
Low Income units provided), based on the base density and the chart prescribed in Section 
12.22-A,25 of the LAMC. 
 

Very Low Income Units 
(Percentage of Base Density) 

Maximum Density Bonus Permitted 
(Based on Base Density) 

5 %* 20 %* 
6 %* 22.5 %* 
7 %* 25 %* 
8 %* 27.5 %* 
9 %* 30 %* 
10 %* 32.5 %* 
11 %* 35 %* 

12 % 37.5 % 

13 % 40 % 

14 % 42.5 % 

15 % 45 % 

16 % 47.5 % 

17 % 50 % 

18 % 52.5 % 

19 % 55 % 

20 % 57.5 % 

21% 60% 

22% 62.5% 

23% 65% 

24% 67.5% 

25% 70% 
*Existing set-aside chart as listed in Section 12.22-A,25 of the LAMC 
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For the subject property, a 35 percent by-right density bonus would allow for 80 units (equal 
to an increase of 21 units beyond the 59-unit base density) to be constructed on the project 
site. As illustrated in Table above, in order to qualify for the 35 percent by-right density bonus, 
the project would be required to set aside 11 percent of the base density, or seven (7) units 
for Very Low Income Households. The applicant is seeking an additional 35 percent density 
bonus (for a total of 70% density bonus from the base density) through a Conditional Use to 
allow for a total of 101 dwelling units, representing an increase of 21 units beyond what would 
otherwise be permitted through the by-right 35 percent density bonus.  In order to obtain the 
additional requested 35 percent density bonus, as shown in the table above, the project must 
set aside at least 25 percent of the base density, equal to 15 units, for Very Low Income 
Households. The project proposes to set aside 15 units for Very Low Income Households in 
exchange for the requested Density Bonus. 
 

6. The project meets any applicable dwelling unit replacement requirements of the 
California Government Code Section 65915(c)(3). 
 
The property is currently improved with a commercial building, a triplex and associated surface 
parking lot. The Los Angeles Housing Department (LAHD) has determined, per the Housing 
Crisis Act of 2019 (SB 8) Replacement Unit Determination, dated September 1, 2022, that 
two (2) units are subject to replacement pursuant to the requirements of SB 8. The 
Determination made by LAHD requires two (2) units be replaced with equivalent type; one (1) 
unit restricted to Low Income Households, and one (1) unit restricted to Very Low Income 
Households. The proposed project will set aside 15 units for Very Low Income Households. 
For the one (1) remaining unit presumed to have been occupied by an above-lower income 
person or household, as permitted by California Government Code §65915(c)(3)(C)(ii), the 
City has opted to require that those unit(s) be replaced in compliance with the City’s Rent 
Stabilization Ordinance (RSO). Therefore, the project will meet the applicable dwelling unit 
replacement requirements of the California Government Code Section 65915(c)(3). 
 

7. The project’s Restricted Affordable Units are subject to a recorded affordability 
restriction of 55 years from the issuance of the Certificate of Occupancy, recorded in a 
covenant acceptable to the Housing Department, and subject to fees as set forth in 
Section 19.14 of the LAMC. 
 
The proposed project has been conditioned to record a covenant for affordability restriction of 
a period of 55 years from the issuance of the Certificate of Occupancy to the satisfaction of 
the Los Angeles Housing Department, and subject to fees as set forth in Section 19.14 of the 
LAMC. 
 

8. The project addresses the policies and standards contained in the City Planning 
Commission’s Affordable Housing Incentives Guidelines. 
 
The City Planning Commission approved the Affordable Housing Incentives Guidelines (under 
Case No. CPC-2005-1101-CA) on June 9, 2005. The Guidelines were subsequently approved 
by the City Council on February 20, 2008, as a component of the City of Los Angeles Density 
Bonus Ordinance. The Guidelines describe the density bonus provisions and qualifying 
criteria, incentives available, design standards, and the procedures through which projects 
may apply for a density bonus and incentives. The Los Angeles Housing Department (LAHD) 
utilizes the Guidelines in the preparation of Housing Covenants for Affordable Housing 
Projects. The Guidelines prescribe that the design and location of affordable units be 
comparable to the market rate units, the equal distribution of amenities, LAHD monitoring 
requirements, affordability levels, and procedures for obtaining LAHD signoffs for building 
permits. 
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The project will result in a total of 101 new dwelling units, of which 15 units will be reserved 
for Very Low Income Household occupancy and the remainder will be offered as market rate 
units. In order to ensure that there is equal distribution of amenities, the project has been 
conditioned to provide the private balconies in accordance with the requirements of the LAMC. 
All residents of the proposed project will have access to all common open space amenities 
within the building and each unit will have adequate private open space. The restricted units 
will comply with affordability requirements in the Guidelines set forth by LAHD in conformance 
with US Department of Housing and Urban Development (HUD). Additionally, as part of the 
building permit process, the applicant will execute a covenant to the satisfaction of LAHD who 
will ensure compliance with the Guidelines. Therefore, the project will address the policies 
and standards contained in the Guidelines. 
 
Density Bonus/Affordable Housing Incentives / Waivers Compliance Findings 
 

9. Pursuant to Section 12.22-A,25 of the LAMC and Government Code 65915, the Director 
shall approve a density bonus and requested incentive(s) /waiver(s) unless the director 
finds that:  

 
a. The incentives do not result in identifiable and actual cost reductions 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 City Planning 
Commission to make a finding that the requested incentives do not result in identifiable 
and actual cost reductions to provide for affordable housing costs per State Law. The 
California Health & Safety Code Sections 50052.5 and 50053 define formulas for 
calculating affordable housing costs for very low, low, and moderate income households. 
Section 50052.5 addresses owner-occupied housing and Section 50053 addresses rental 
households. Affordable housing costs are a calculation of residential rent or ownership 
pricing not to exceed 25 percent gross income based on area median income thresholds 
dependent on affordability levels. 

Averaging of Floor Area Ratio, Density, Parking or Open Space, and permitting Vehicular 
Access (On-Menu Incentive) – The subject property is zoned R3-1 and C2-1 and is 
comprised of six (6) contiguous parcels. Pursuant to LAMC Section 12.22.A,25(f)(8) the 
project request includes an On-Menu incentive to permit averaging of floor area ratio, 
density, parking, open space, and permitting vehicular access. In this case, the project 
has requested an On-Menu Incentive to allow averaging of floor area ratio, density, 
parking, or open space, and permitting vehicular access which allows for design 
efficiencies that translate into cost savings per unit, thereby reducing the cost of building 
the affordable units.   

Floor Area Ratio (Off-Menu Incentive) – The subject property is zoned R3-1 and C2-1. 
Pursuant to LAMC Section 12.22-A.25(g)(3), the project is requesting an Off-Menu 
Incentive for an increase in the FAR of the project site. The C2 zone permits a 1.5 to 1 
FAR and the R3 zone permits a 3 to 1 FAR. In this case, the project has requested an Off-
Menu Incentive to allow an increase in the FAR for the entire project site for an FAR of 
4.25 to 1 which would allow for a larger construction envelope to provide the affordable 
units. The ability to develop larger building or more units will increase the revenues from 
the market-rate floor area, which will lower the marginal cost of developing and operating 
the affordable units. The additional floor area will allow certain fixed costs involved in the 
construction to be spread over more floor area thereby reducing the per square foot build 
cost of the development. 
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Height (Off-Menu Incentive) – The subject property is zoned R3-1 and C2-1. Pursuant to 
LAMC Section 12.22-A.25(g)(3), the project is requesting an Off-Menu Incentive for an 
increase in the height of the proposed project. Height District 1 for the C2-1 portion of the 
site does not restrict the height and number of stories. However, for the R3-1 portion of 
the project site, the height district does not limit the number of stories but limits the height 
to 45 feet. In this case, the project has requested an Off-Menu Incentive to allow an 
increase in the height for the project to allow for a height of 89 feet which would allow for 
a larger construction envelope to provide the affordable units. 

The project provides 25% of the base units for Very Low Income Households to qualify for 
the 35% Density Bonus and the requested Incentives. The requests will allow the 
developer to expand the building envelope so the additional and affordable units can be 
constructed, and the overall space dedicated to residential uses is increased. The 
increase in FAR, increase in height, and the averaging of FAR, density, open space, and 
permitting vehicular access across the entirety of the site will allow for the construction of 
additional and will allow the construction of additional market rate floor area whose rents 
will subsidize the construction and operational costs of the affordable units. These 
Incentives support the applicant’s decision to set aside 15 dwelling units for Very Low 
Income Households for 55 years. 
 

b. The incentives or waivers will have a specific adverse impact upon public health 
and safety or the physical environment, or on any real property that is listed in the 
California Register of Historical Resources and for which there are no feasible 
method to satisfactorily mitigate or avoid the Specific Adverse Impact without 
rendering the development unaffordable to Very Low, Low and Moderate Income 
households.   

 

There is no substantial evidence in the record that the proposed incentives or waivers 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)).  As required by Section 
12.22-A,25(e)(2), the project meets the eligibility criterion that is required for density bonus 
projects.  The record does not identify a public health and safety standard in relation to 
this finding. The project also does not involve the alteration of a contributing structure in a 
designated Historic Preservation Overlay Zone or on the City of Los Angeles list of 
Historical-Cultural Monuments. Therefore, there is no substantial evidence that the 
proposed incentives or waivers will have a specific adverse impact on public health and 
safety.  

c. The waiver[s] or reduction[s] of development standards will not have the effect of 
physically precluding the construction of a development meeting the [affordable 
set-aside percentage] criteria of subdivision (b) at the densities or with the 
concessions or incentives permitted under [State Density Bonus Law]” 
(Government Code Section 65915(e)(1) 

A Density Bonus project may request other “waiver[s] or reduction[s] of development 
standards that will have the effect of physically precluding the construction of a 
development meeting the [affordable set-aside percentage] criteria of subdivision (b) at 
the densities or with the concessions or incentives permitted under [State Density Bonus 
Law]” (Government Code Section 65915(e)(1)). 

Pursuant to LAMC Sections 12.14.C.2 and 12.10.C.2, the underlying zones requires the 
project to provide a 10-foot northerly and southerly side yards. The project request 
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includes a waivers of development standard to allow for a reduction of the required side 
yards along the property's northerly and southerly interior lot line in lieu of the otherwise 
required 10-foot side yard.  

Pursuant to Ordinance No. ORD-60770, the project is required to provide 10 feet per the 
Building Line along the Oxford Avenue. The project request includes a waiver of 
development standard to allow for the elimination of the required front yard setbacks in 
lieu of the otherwise required 10 feet as required by the building line.  Additionally, 
pursuant to Ordinance No. ORD-44572, the project is required to provide 20 feet per the 
Building Line along the Serrano Avenue. The project request includes a waiver of 
development standard to allow for the elimination of the required front yard setbacks in 
lieu of the otherwise required 20 feet as required by the building line.  

As proposed, the granting of these waivers will allow for the development of the proposed 
residential building with the inclusion of the affordable residential units given the quantity 
of units allowed under the density bonus and within the 4.25 to 1 floor area ratio and height 
increase granted under the Incentives.  As presented by the applicant, without the 
requested yard waivers, floor area located within those yards would be physically 
precluded from the Project preventing the construction of the proposed floor area and units 
described in the plans. 

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

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

Site Plan Review Findings 
 
10. The project is in substantial conformance with the purposes, intent and provisions of 

the General Plan, applicable community plan, and any applicable specific plan.  
 

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

 
Wilshire Community Plan  

 
The subject property is located within the Wilshire Community Plan which was updated by 
the City Council on September 19, 2001.The Wilshire Community Plan designates the 
subject property for General Commercial and Medium Residential land uses with 
corresponding zones of C1.5, C2, C4, P, RAS3, and RAS4 and corresponding zone of R3 
respectively. The subject property is zoned R3-1 and C2-1. The proposed project 
advances the following objectives of the Community Plan:  
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Goal 1 Provide a safe, secure, and high-quality residential environment for all economic, 
age, and ethnic segments of the Wilshire community. 

 
Objective 1-1: Provide for the preservation of existing quality housing, and for the 
development of new housing to meet the diverse economic and physical needs of 
the existing residents and expected new residents in the Wilshire Community Plan 
Area. 
  

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

 
Policy 1-1.2: Promote neighborhood preservation in all stable residential 
neighborhoods. 

 
Policy 1-1.3: Provide for adequate Multiple Family residential development. 

 
Objective 1-2: Reduce vehicular trips and congestion by developing new housing 
in close proximity to regional and community commercial centers, subway stations 
and existing bus route stops. 
 

Policy 1-2.1: Encourage higher density residential uses near major public 
transportation centers. 

 
Objective 1-3: Preserve and enhance the varied and distinct residential character 
and integrity of existing residential neighborhoods. 
 
Objective 1-4: Provide affordable housing and increased accessibility to more 
population segments, especially students, the handicapped and senior citizens. 
 

Policy 1-4.1: Promote greater individual choice in type, quality, price, and 
location of housing. 

 
Policy 1-4.3: Encourage multiple family residential and mixed-use 
development in commercial zones. 

 
The proposed project furthers the development of the Wilshire community by providing a 
safe, secure, and high-quality residential environment for all economic, age, and ethnic 
segments of the Wilshire community and providing affordable housing by allowing for the 
development of a residential building with 101 dwelling units, including 15 units reserved 
for Very Low Income Households on lots zoned for commercial and residential uses. The 
project increases the housing stock and satisfies the needs and desires of all economic 
segments of the community by maximizing the opportunity for individual housing choice. 
Therefore, the project is consistent with the Wilshire Community Plan. 
 
The Framework Element for the General Plan (Framework Element) was adopted by the 
City of Los Angeles in December 1996 and re-adopted in August 2001. The Framework 
Element provides guidance regarding policy issues for the entire City of Los Angeles, 
including the project site. The Framework Element also sets forth a Citywide 
comprehensive long-range growth strategy and defines Citywide polices regarding such 
issues as land use, housing, urban form, neighborhood design, open space, economic 
development, transportation, infrastructure, and public services. The Framework Element 
includes the following goals, objectives, and policies relevant to the instant request: 
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Goal 3A: A physically balanced distribution of land uses that contributes towards and 
facilitates the City's long-term fiscal and economic viability, revitalization of 
economically depressed areas, conservation of existing residential neighborhoods, 
equitable distribution of public resources, conservation of natural resources, provision 
of adequate infrastructure and public services, reduction of traffic congestion and 
improvement of air quality, enhancement of recreation and open space opportunities, 
assurance of environmental justice and a healthful living environment, and 
achievement of the vision for a more liveable city. 
 

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

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

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

Policy 3.2.1: Provide a pattern of development consisting of distinct districts, 
centers, boulevards, and neighborhoods that are differentiated by their 
functional role, scale, and character. This shall be accomplished by 
considering factors such as the existing concentrations of use, community-
oriented activity centers that currently or potentially service adjacent 
neighborhoods, and existing or potential public transit corridors and stations. 
 
Policy 3.2.2: Establish, through the Framework Long-Range Land Use 
Diagram, community plans, and other implementing tools, patterns and types 
of development that improve the integration of housing with commercial uses 
and the integration of public services and various densities of residential 
development within neighborhoods at appropriate locations. 
 

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

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

 
The proposed project will result in the development of a residential building that will provide 
101 new dwelling units, including 15 units reserved for Very Low Income Households, 
thereby contributing toward and facilitating the City’s long-term economic viability and 
vision for a more liveable city.  
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The property is currently improved with a commercial building, a triplex and associated 
surface parking lot. The development of the site will enable the City to conserve nearby 
existing stable residential neighborhoods and lower-intensity commercial districts by 
allowing controlled growth away from such neighborhoods and districts. Therefore, the 
proposed 101-unit residential building is consistent with the Distribution of Land Use goals, 
objectives, and policies of the General Plan Framework Element. 

 
The Housing Element is the City’s blueprint for meeting housing and growth challenges. 
It identifies the City’s housing conditions and needs, establishes goals, objectives, and 
policies to guide future housing decisions, and provides an array of programs to meet 
Citywide Housing Priorities, including addressing the housing shortage, advancing racial 
equity and access to opportunity, preventing displacement, and promoting sustainability 
and resilience. The Housing Element includes the following objectives and policies 
relevant to the instant request: 

 
Goal 1: A City where housing production results in an ample supply of housing to create 
more equitable and affordable options that meet existing and projected needs. 

 
Objective 1.1: Forecast and plan for existing and projected housing needs over time 
with the intention of furthering Citywide Housing Priorities. 

 
Policy 1.1.2: Plan for appropriate land use designations and density to 
accommodate an ample supply of housing units by type, cost, and size within the 
City to meet housing needs, according to Citywide Housing Priorities and the City’s 
General Plan. 

 
Objective 1.2: Facilitate the production of housing, especially projects that include 
Affordable Housing and/or meet Citywide Housing Priorities. 
 

Policy 1.2.1: Expand rental and for-sale housing for people of all income levels. 
Prioritize housing developments that result in a net gain of Affordable Housing and 
serve those with the greatest needs. 
 
Policy 1.2.2: Facilitate the construction of a range of different housing types that 
addresses the particular needs of the city’s diverse households. 

 
Objective 1.3: Promote a more equitable distribution of affordable housing 
opportunities throughout the city, with a focus on increasing Affordable Housing in 
Higher Opportunity Areas and in ways that further Citywide Housing Priorities. 

 
Policy 1.3.1: Prioritize housing capacity, resources, policies and incentives to 
include Affordable Housing in residential development, particularly near transit, 
jobs, and in Higher Opportunity Areas. 
 
Policy 1.3.2: Prioritize the development of new Affordable Housing in all 
communities, particularly those that currently have fewer Affordable units. 

 
Goal 3: A City in which housing creates healthy, livable, sustainable, and resilient 
communities that improve the lives of all Angelenos. 

 
Policy 3.1.7: Promote complete neighborhoods by planning for housing that 
includes open space, and other amenities. 
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Objective 3.2: Promote environmentally sustainable buildings and land use patterns 
that support a mix of uses, housing for various income levels and provide access to 
jobs, amenities, services and transportation options. 

 
Policy 3.2.2: Promote new multi-family housing, particularly Affordable and mixed-
income housing, in areas near transit, jobs and Higher Opportunity Areas, in order 
to facilitate a better jobs-housing balance, help shorten commutes, and reduce 
greenhouse gas emissions. 

 
The proposed project implements the Housing Element by increasing the housing supply 
consistent with the General Commercial and Medium Residential land use designations. 
The property is currently improved with a commercial building, a triplex and associated 
surface parking lot. 
 
 The approval of the request would permit 101 new dwelling units with 15 units set aside 
for Very Low Income Households. The project would achieve the production of new 
housing opportunities, meeting the needs of the city, while facilitating the construction of 
a range of different housing types (studios, one- and two-bedroom units) that address the 
needs of the city’s diverse households. Therefore, the project is consistent with the 
Housing Element goals, objectives and policies of the General Plan. 
 
The Mobility Element of the General Plan (Mobility Plan 2035) is not likely to be affected 
by the recommended action herein. Oxford Avenue, adjoining the property to the west, is 
a designated Collector dedicated to a right-of-way width of 66 feet and is improved with 
asphalt roadway, curb, gutter, concrete sidewalks, and street trees. Serrano Avenue, 
adjoining the property to east, is a Local Street dedicated to a right-of-way width of 60 feet 
and is improved with asphalt roadway, curb, gutter, concrete sidewalks, and street trees. 
 
The project as designed will support the development of these Networks and meets the 
following goals and objectives of Mobility Plan 2035: 
 

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

 
Vehicular access to the project site will be provided via two (2) driveways off Oxford 
Avenue and Serrano Avenue. A total of 159 off-street automobile parking spaces will be 
provided within the parking garage. Pedestrian access will be via Oxford Avenue and 
Serrano Avenue.  
 

Policy 3.1: Recognize all modes of travel, including pedestrian, bicycle, transit, and 
vehicular modes - including goods movement - as integral components of the City’s 
transportation system. 
 
Policy 3.3: Promote equitable land use decisions that result in fewer vehicle trips by 
providing greater proximity and access to jobs, destinations, and other neighborhood 
services. 
 
Policy 3.7: Improve transit access and service to major regional destinations, job 
centers, and inter-modal facilities. 
 
Policy 3.8: Provide bicyclists with convenient, secure and well-maintained bicycle 
parking facilities. 
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The project will provide a total of 80 long-term bicycle parking spaces which will be 
provided in a bicycle storage room at the ground floor level in storage rooms located within 
the parking garages to provide bicyclists with convenient, secure, and well-maintained 
bicycle parking facilities. Short-term bicycle racks will be provided along Oxford Avenue 
and Serrano Avenue. 
 
Policy 5.4 Continue to encourage the adoption of low and zero emission fuel sources, 

new mobility technologies, and supporting infrastructure. 
 
As conditioned, all electric vehicle charging spaces (EV Spaces) and electric vehicle 
charging stations (EVCS) shall comply with the regulations outlined in Sections 99.04.106 
and 99.05.106 of Article 9, Chapter IX of the LAMC. 
 
Therefore, the project is consistent with Mobility Plan 2035 goals, objectives, and policies 
of the General Plan. 

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

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

 
Objective 5.1 It is the objective of the City of Los Angeles to increase energy 

efficiency of City facilities and private developments.  
 

As conditioned, the project shall comply with the Los Angeles Municipal Green Building 
Code, Section 99.05.211. Therefore, the project is in conformance with the goals and 
policies of the Air Quality Element. 

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

 
11. The project consists of an arrangement of buildings and structures (including height, 

bulk and setbacks), off-street parking facilities, loading areas, lighting, landscaping, 
trash collection, and other such pertinent improvements that is or will be compatible 
with existing and future development on adjacent properties and neighboring 
properties. 
 
The subject property is comprised of six (6) lots resulting in approximately 35,771 square feet 
of lot area with a 150-foot frontage along Oxford Avenue and a 123-foot frontage along 
Serrano Avenue. The property is currently improved with a commercial building, a triplex and 
associated surface parking lot. The subject property is zoned C2-1 and R3-1 within the 
Wilshire Community Plan Area.  
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Surrounding properties are developed with a mix of residential, commercial retail/restaurant, 
commercial office, and religious uses. The properties to the west of the project site across 
Oxford Avenue are zoned R3-1 and C2-1 and are developed with multi-family residential uses, 
commercial uses, and a church. The abutting property to the north is zoned R3-1 and is 
improved with multi-family housing residential uses. The properties to the east of the project 
site, across Serrano Avenue, are zoned R3-1 and are improved with residential uses. To the 
south abutting the project site, is zoned C2-1 and is improved with commercial office, retail, 
and restaurant uses. 

 
The proposed 134,788 square foot, seven-story residential building located on a 35,771 
square foot property is compatible with the existing and future surrounding developments. The 
table below includes a list of existing or approved developments within close proximity to the 
subject site. 
 
 
 
 
 
 

 
The proposed project involves the construction, use and maintenance of a new seven-story, 
134,788 square-foot residential building with 101 dwelling units with a proposed building 
height of 89 feet. The project would provide a total of 159 automobile parking spaces within 
one (1) subterranean and two (2) above ground levels of parking and a total of 88 bicycle 
parking spaces. 

 
The project includes 10 studio units, 71 one-bedroom units, 20 two-bedroom units and a total 
of 18,006 square feet of open space for residents. Therefore, pursuant to LAMC Section 
12.21-G, the project, as proposed, is required to provide 10,600 square feet of open space. 
The project provides approximately 18,006 square feet total of open space, which includes a 
7,446 square-foot roof top deck, and a 6,010 square-foot podium deck area on the third floor. 
Residential common amenity spaces/rec rooms are located throughout the project on the third 
through seventh floors. The project also includes 4,550 square feet of private balconies. As 
conditioned, the project will provide open space as required by LAMC Section 12.21-G. 
 
The project would provide a total of 159 automobile parking spaces within one (1) 
subterranean and two (2) above ground level of parking and a total of 88 bicycle spaces. 
 
Vehicular access to the project site will be provided via two (2) driveways off Oxford Avenue 
and Serrano Avenue. A total of 159 off-street automobile parking spaces will be provided 
within the parking garage. Pedestrian access will be via Oxford Avenue, and Serrano Avenue. 
In addition, 80 long-term bicycle parking spaces will be provided in a bicycle storage room at 
the ground floor level. Short-term bicycle racks will be provided along Oxford Avenue and 
Serrano Avenue. 

 
Height, Bulk, and Setbacks 

 
The project is zoned C2-1 and R3-1 and proposes a maximum height of 89 feet. Height 
District 1 for the C2-1 portion of the site does not restrict the height and number of stories. 
However, for the R3-1 portion of the project site, the height district does not limit the 
number of stories but limits the height to 45 feet. The project has requested an Off-Menu 
Incentive to allow an increase in the height for the project to allow for a height of 89 feet 
with a total of seven stories. 
 

Address Floor Area FAR Height 
Proposed Project  134,788 sq. ft. 4.25:1 7 stories 
4722 West Elmwood Avenue 39,330 sq. ft. 4.5:1 6 stories 
4670 West Beverly Boulevard 20,674 sq. ft. 2.78:1 7 stories 
203 North Oxford Avenue. 18,351.36 sq. ft.  4.05:1 5 stories 
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The project has a maximum FAR of 4.25:1. The subject property is zoned C2-1 and R3-
1.  The C2 zone permits a 1.5 to 1 FAR and the R3 zone permits a 3 to 1 FAR. In this 
case, the project has requested an Off-Menu Incentive to allow an increase in the FAR for 
the entire project site for an FAR of 4.25 to 1. 
 
Pursuant to LAMC Sections 12.14.C.2 and 12.10.C.2, the project is required to provide 
10-foot side yards. The project request includes waivers of development standard to allow 
five-foot northerly and southerly side yards along property's interior lot line in lieu of the 
otherwise required 10-foot side yards at both locations. Pursuant to Ordinance No. ORD-
60770, the project is required to provide 10 feet per the Building Line along the Oxford 
Avenue. The project request includes a waiver of development standard to allow for the 
elimination of the required front yard setbacks in lieu of the otherwise required 10 feet as 
required by the building line. Additionally, pursuant to Ordinance No. ORD-44572, the 
project is required to provide 20 feet per the Building Line along the Serrano Avenue. The 
project request includes a waiver of development standard to allow for the elimination of 
the required front yard setbacks in lieu of the otherwise required 20 feet as required by 
the building line. In this case, the project would provide zero-foot front yard setbacks along 
Oxford Avenue and Serrano Avenue. As such, with the approval of the requested waiver, 
the project complies with the required setbacks. 
 
The height, bulk, and setbacks of the subject project are consistent with the existing 
development in the immediate surrounding area and with the underlying C2-1 and R3-1 
Zones. The surrounding properties are developed with a mix of residential, commercial 
retail/restaurant, commercial office, and religious uses. The properties to the west of the 
project site across Oxford Avenue are zoned R3-1 and C2-1 and are developed with multi-
family residential uses, commercial uses, and a church. The abutting property to the north 
is zoned R3-1 and is improved with multi-family housing residential uses. The properties 
to the east of the project site, across Serrano Avenue, are zoned R3-1 and are improved 
with residential uses. To the south abutting the project site, is zoned C2-1 and is improved 
with commercial office, retail, and restaurant uses. 
 
Therefore, in consideration of other development in the area, the project is consistent with 
the surrounding. 
 
Parking 
 
The project will provide a total of 159 parking spaces and 80 long-term bicycle parking 
spaces.  Short-term bicycle racks will be provided along Oxford Avenue and Serrano 
Avenue. 
 
The proposed parking is located within the building and therefore will not be visible from 
the public right-of-way.  Pedestrian access will be located on Oxford Avenue, a Collector 
Street, and Serrano Avenue is a Local Street - Standard.  All ingress and egress for the 
parking will be located on Oxford Avenue and Serrano Avenue.  

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

 
On-Site Landscaping 
 
The project proposes approximately 18,006 square feet total of open space, which 
includes a 7,446 square-foot roof top deck, and a 6,010 square-foot podium deck area on 
the third floor. Residential common amenity spaces/rec rooms are located throughout the 
project on the third through seventh floors. The project also includes 4,550 square feet of 
private balconies. Additionally, the project includes landscaped area distributed 
throughout the project. The project has been conditioned to provide open space as 
required by LAMC section 12.21-G. Additionally, the project is conditioned so that all open 
areas not used for buildings, driveways, parking areas, recreational facilities or walks will 
be attractively landscaped and maintained in accordance with a landscape plan, including 
an automatic irrigation plan, prepared by a licensed landscape architect.  The planting of 
any required trees and street trees will be selected and installed per the Bureau of Street 
Services, Urban Forestry Divisions’ requirements.  Therefore, the on-site landscaping will 
be compatible with the existing and future developments in the neighborhood.  
 
Loading/Trash Area 
 
The development is not required to provide a loading area pursuant to LAMC Section 
12.21-C.6. Waiting areas and drop areas will be on the ground level.  Tenants moving in 
or out of the building will be able to park moving trucks on the street level adjacent to the 
parking entrance and the lobby.  
 
The project will include on-site trash collection for both refuse and recyclable materials, in 
conformance with the LAMC.  Compliance with these regulations will allow the project to 
be compatible with existing and future development. The service area for trash and 
recycling collection will be conditioned to be located at grade level and accessible from 
the parking area.  Additionally, service area for trash collection is to be located on all upper 
floors. Therefore, as proposed, and conditioned, the project is compatible with existing 
and future development on neighboring properties. 

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

 
12. Any residential project provides recreational and service amenities to improve 

habitability for its residents and minimize impacts on neighboring properties. 
 

The project proposes provide a variety of unit types which includes 10 studio units, 71 one-
bedroom units, and 20 two-bedroom units. Pursuant to LAMC Section 12.21-G, the project, 
as proposed, is required to provide 10,600 square feet of open space. The project provides 
approximately 18,006 square feet total of open space, which includes a 7,446 square-foot roof 
top deck, and a 6,010 square-foot podium deck area on the third floor. Residential common 
amenity spaces/rec rooms are located throughout the project on the third through seventh 
floors. The project also includes 4,550 square feet of private balconies. 

 
Additional Findings 
 
13. The proposed project qualifies for a Class 32 Categorical Exemption because it conforms to 

the definition of “In-fill Projects”. The project can be characterized as in-fill development within 
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urban areas for the purpose of qualifying for Class 32 Categorical Exemption as a result of 
meeting five established conditions and if it is not subject to an Exception that would disqualify 
it. The Categorical Exception document attached to the subject case file provides the full 
analysis and justification for project conformance with the definition of a Class 32 Categorical 
Exemption.  
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ZIMAS PUBLIC Generalized Zoning 11/02/2022
City of Los Angeles

Department of City Planning

Address: 320 N OXFORD AVE Tract: ALLAN-DALE Zoning: R3-1

APN: 5521028014 Block: None General Plan: Medium Residential

PIN #: 138B193   362 Lot: 29  
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Page1of   * R esource Name or #: (Ass igned by recorder)    318 N. Oxford Avenue, Los Angeles, CA  
P1. Other Identifier:                                                                      ____ 
 

 

DPR  523A  (9/2013) * R equired inform ation 

S tate of California  The R esources  Agency   Primary # 
DE PAR TM E NT OF PAR K S  AN D R E CR E ATION   HR I #  

PR IM AR Y  R E COR D    Trinomial      
       NR HP S tatus  Code 6Z  
    Other Listings     R eview Code  R eviewer  Date   

*P2. Location:�Not for Publication�U nrestricted  
 * a.  County Los Angeles and (P2c, P2e, and P2b or P2d.  Attach a Location M ap as  necessary.) 
 * b. U S G S  7.5' QuadDateT; R ; � of � of S ec; B .M . 

c.  Address  City  318 N. Oxford Avenue, Los Angeles   Zip  90004  
d.  U TM :  (G ive more than one for large and/or linear resources)  Zone, mE / mN  

 e. Other Locational Data: (eg., parcel #, directions to resource, elevation, decimal degrees, etc., as  appropriate) 
 APN: 5521-028-014 

* P3a. Description: (Describe resource and its major elements .  Include design, materials , condition, alterations, s ize, setting, and 
boundaries) 

The two-story building is 2,485 square feet and two-stories and has influences of the Spanish Colonial Revival architectural style in 

the design of its front elevation and along a portion of its south elevation. The building has a flat roof. It is stucco-clad however the 

finish and texture of the stucco does not appear to be original. It is rectangular in plan with a two-story front porch. The two-story porch 

area is located on the north end of the front elevation. There is an arch that opens onto an upper balcony and below an arched entry 

to the porch landing with an entry door. There are also arched openings on the north side of the porch, but not on the south side. The 

porch has corners at the roof parapet that step up and are connected by a short railing. The south side of the front elevation has a 

window at the upper and lower levels and a vent above the upper window. The windows have metal security bars. A one-story porch 

is attached to the south end of the front elevation. There are no other architectural details on the front elevation of the building. The 

north elevation is devoid of architectural details. Windows are arranged to support interior functions. The original windows were 

replaced in 1985 with aluminum frame windows. The one-story porch projects out on the south elevation and features two arched 

openings. The porch has a flat roof; the parapet of the porch has three projecting piers, one at each end of the porch and one in the 

middle. To the east of this porch is a 

stacked chimney.  

 
* P3b. R esource Attributes :  (List 
attributes  and codes) HP3 
* P4. R esources  Present:X � B uilding� 
S tructure� Object� S ite� District� 
E lement of District� Other (Isolates , 
etc.) 
P5b. Description of Photo: (view, date, 
accession #)   M arch 2022   
* P6. Date Constructed/Age and 

S ource: X � Historic  � Prehistoric 
  � B oth  1920  
 
* P7. Ow ner and Address : 
 
* P8. R ecorded by: (Name, affiliation, 
and address) Pam O’Connor, Kaplan Chen 

Kaplan, 2526 18

th

St., Santa Monica, CA 

90405  

* P9. Date R ecorded: 4/2022 Survey 
Type: (Describe) Intensive  
 
* P11.  R eport Citation: (Cite survey 
report and other sources , or enter "none.") 
Historic Resources Survey,308 & 318 N. 
Oxford Ave., Kaplan Chen Kaplan, 4/2022                               
 

* Attachments :�NONE�Location M apContinuation S heet�B uilding, S tructure, and Object R ecord 
�Archaeological R ecord�District R ecord�Linear Feature R ecord�M illing S tation R ecord�R ock Art R ecord   
�Artifact R ecord�Photograph R ecord� Other (List):   
 

P5a.  Photograph or Drawing  (Photograph required for buildings, structures, and 
objects .) 

 50400290175040029017 
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DPR  523B  (9/2013) * R equired information 

S tate of California  The R esources  Agency  Primary #   DE PAR TM E NT OF PAR K S  AND R E CR E ATION  HR I#  

B U ILDING , S T R U CT U R E , AND OB J E CT R E COR D  

(T his  s pace res erved for official com ments .)  

 
            2100 N  Cahuenga B lvd  

B 1Historic Name: B 2. Common Name: B 3. Original U se:    Single-Family Dwelling     
B 4.  Present U se:    Duplex   

* B 5. Architectural S tyle:  Spanish Colonial Revival  

* B 6. Construction History:  (Construction date, alterations, and date of alterations)  
  
The property at 318 N. Oxford Avenue was developed with a duplex residence in 1920 for owner C.R. Richmond. The 

architect was Thomas Jewell and the owner was the contractor. In 1928 owner Richmond, as architect and contractor, 

added “two bedrooms one bathroom dressing room closet for clothing and stairway and hall. Also, front porch with 

cement steps.” In 1931 owner Richmond took out a building permit for interior work including in the kitchen are. In 

1985 owner Chang Bum Huh took out a permit to “remove bearing walls to enlarge family and bedrooms and relace 

with aluminum windows.” The engineer was Philip Ashamallah and the contractor was D.Y. Construction. 

 

* B 7. M oved?   No   Date:    Original Location:   
* B 8. R elated Features : 
B 9a. Architect:  Thomas Jewell   b. B uilder:   C.R. Richmond    

* B 10. S ignificance:  Theme: S panish Colonial R evival Architecture Area: Architecture and Engineering  

 Period of S ignificance: 1915-1942 Property Type:  Duplex  Applicable Criteria None (Discuss  importance in terms of 
historical or architectural context as  defined by theme, period, and geographic scope.  Also address  integrity. 

 
Year Name Occupation 
1924 Charles Richman No occupation listed 

1924-2929 Claude Richman 

Alice Richman 

Carpenter 

No occupation listed 

1929 Howard Lawrence 

Mary Lawrence 

Manager, grocery store 

No occupation listed 

1933 Carl Reddick 

Ida Reddick 

Salesman 

No occupation listed 

1933 Chesley Cook 

Elsie Cook 

Clerk 

No occupation listed 

1933 Flora Lipkin Clerk 

1937 Alf Lipsey 

Clara Lipsey 

Gas station attendant 

No occupation listed 

1937 Bert Hall Restaurant worker 

1942 James Shannon Salesman 

1942-1951 Maurice Jacobson Salesman 

 
                 

B 11. Additional R esource Attributes : (List attributes  and codes) 
 
* B 12. R eferences :   
Historic Resources Survey, 308 & 318 N, Oxford Ave., 
, Kaplan Chen Kaplan, 4/2022 
 

B 13. R emarks : 
 
* B 14. E valuator:  Pam O’Connor, Kaplan Chen Kaplan    

* Date of E valuation:  4/2022 



From: Sara Delgadillo
To: jason@localdevinc.com
Cc: DaNeisha Nichols; Adam Norvell
Subject: Re: HRA Submittal
Date: Wednesday, July 13, 2022 8:44:36 AM

Hi Jason,

The OHR concurs with the report findings. The properties at 308 and 318 N Oxford Avenue
are not historic resources for purposes of the California Environmental Quality Act (CEQA).

Let me know if you have any remaining questions.

Best,
Sara

Sara Delgadillo
Pronouns: She, Her, Ella
Office of Historic Resources
221 N. Figueroa St., Suite 1350 
Los Angeles, CA 90012
T: (213) 847-3650

          

On Tue, Jul 12, 2022 at 1:55 PM <jason@localdevinc.com> wrote:

Hi Sara,

 

Thought I’d check in with you here. Let us know when we might be able to receive your
review.

 

Kindly,

 

Jason

 

From: Sara Delgadillo <Sara.Delgadillo@lacity.org> 
Sent: Tuesday, June 21, 2022 9:05 AM
To: Jason Grant <jason@localdevinc.com>
Subject: Re: HRA Submittal

 

mailto:Sara.Delgadillo@lacity.org
mailto:jason@localdevinc.com
mailto:dnichols@manhattanwest.com
mailto:anorvell@manhattanwest.com
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
mailto:jason@localdevinc.com
mailto:Sara.Delgadillo@lacity.org
mailto:jason@localdevinc.com


Thanks for understanding!

 

Sara

 

On Tue, Jun 21, 2022 at 9:04 AM Jason Grant <jason@localdevinc.com> wrote:

That works just fine, thank you for getting back to us! 

On Jun 21, 2022, at 9:03 AM, Sara Delgadillo <Sara.Delgadillo@lacity.org>
wrote:

﻿

Hi Jason,

 

Pardon the delayed response. We're a bit behind on reviewing reports due to
vacations and several staff being out sick in the last couple weeks. I'm adding
a reminder to my calendar to touch base with you in the last week of June.
Does that work?

 

Best,
Sara

 

Sara Delgadillo

Pronouns: She, Her, Ella

Office of Historic Resources
221 N. Figueroa St., Suite 1350

Los Angeles, CA 90012

T: (213) 847-3650
 

          

 

 

On Wed, Jun 15, 2022 at 8:18 PM <jason@localdevinc.com> wrote:

mailto:jason@localdevinc.com
mailto:Sara.Delgadillo@lacity.org
https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
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https://www.linkedin.com/company/los-angeles-department-of-city-planning
http://bit.ly/DCPEmail
mailto:jason@localdevinc.com


Good Evening Sara,

 

Just trying to get a sense of where this review is. It’s not imminent on our
end; just trying to find out when we should expect to receive it.

 

Kindly,

 

Jason

 

From: jason@localdevinc.com <jason@localdevinc.com> 
Sent: Tuesday, June 14, 2022 1:07 PM
To: 'Sara Delgadillo' <Sara.Delgadillo@lacity.org>
Cc: 'Adam Norvell' <anorvell@manhattanwest.com>; 'Miguel Sotelo'
<miguel.sotelo@lacity.org>; 'DaNeisha Nichols'
<dnichols@manhattanwest.com>
Subject: RE: HRA Submittal

 

Good Afternoon Sara,

 

Just following up on the below e-mail.

 

Kindly,

 

Jason

 

From: jason@localdevinc.com <jason@localdevinc.com> 
Sent: Wednesday, June 8, 2022 1:48 PM
To: 'Sara Delgadillo' <Sara.Delgadillo@lacity.org>
Cc: 'Adam Norvell' <anorvell@manhattanwest.com>; 'Miguel Sotelo'
<miguel.sotelo@lacity.org>; 'DaNeisha Nichols'
<dnichols@manhattanwest.com>
Subject: RE: HRA Submittal

mailto:jason@localdevinc.com
mailto:jason@localdevinc.com
mailto:Sara.Delgadillo@lacity.org
mailto:anorvell@manhattanwest.com
mailto:miguel.sotelo@lacity.org
mailto:dnichols@manhattanwest.com
mailto:jason@localdevinc.com
mailto:jason@localdevinc.com
mailto:Sara.Delgadillo@lacity.org
mailto:anorvell@manhattanwest.com
mailto:miguel.sotelo@lacity.org
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Hi Sara,

 

I hope all is well. Just thought I’d check in here to see how the initial
review of the report was coming along and if we could expect any feedback
in the next couple of weeks.

 

Kindly let us know

 

Jason

 

From: Sara Delgadillo <Sara.Delgadillo@lacity.org> 
Sent: Wednesday, May 11, 2022 8:48 AM
To: jason@localdevinc.com
Cc: Adam Norvell <anorvell@manhattanwest.com>; Miguel Sotelo
<miguel.sotelo@lacity.org>; DaNeisha Nichols
<dnichols@manhattanwest.com>
Subject: Re: HRA Submittal

 

Hi Jason, 

 

Give us about 4 weeks to review the report. 

 

Thanks,

Sara

 

Sara Delgadillo

Pronouns: She, Her, Ella

Preservation Planner
Office of Historic Resources

 

221 N. Figueroa St., Suite 1350  

mailto:Sara.Delgadillo@lacity.org
mailto:jason@localdevinc.com
mailto:anorvell@manhattanwest.com
mailto:miguel.sotelo@lacity.org
mailto:dnichols@manhattanwest.com
https://planning4la.org/


Los Angeles, CA 90012

T: (213) 847-3650
 

          

 

 

On Tue, May 10, 2022 at 3:16 PM <jason@localdevinc.com> wrote:

Thank you and see attached.

 

Just so we know, will this review take days, weeks, months, etc?

 

I know we’re low priority but just trying to get a sense of timing.

 

Kindly,

 

Jason

 

From: Sara Delgadillo <Sara.Delgadillo@lacity.org> 
Sent: Tuesday, May 10, 2022 2:56 PM
To: jason@localdevinc.com
Cc: Miguel Sotelo <miguel.sotelo@lacity.org>; DaNeisha Nichols
<dnichols@manhattanwest.com>
Subject: Re: HRA Submittal

 

You can submit it to me via email attachment.

 

Sara

 

Sara Delgadillo

Pronouns: She, Her, Ella  

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
mailto:jason@localdevinc.com
mailto:Sara.Delgadillo@lacity.org
mailto:jason@localdevinc.com
mailto:miguel.sotelo@lacity.org
mailto:dnichols@manhattanwest.com


Preservation Planner
Office of Historic Resources
221 N. Figueroa St., Suite 1350

Los Angeles, CA 90012

T: (213) 847-3650

 

 

          

 

 

On Tue, May 10, 2022 at 2:16 PM <jason@localdevinc.com> wrote:

Understood. I would like to submit it now please. How would I go
about that?

 

From: Sara Delgadillo <Sara.Delgadillo@lacity.org> 
Sent: Tuesday, May 10, 2022 2:16 PM
To: Jason Grant <jason@localdevinc.com>
Cc: Miguel Sotelo <miguel.sotelo@lacity.org>; DaNeisha Nichols
<dnichols@manhattanwest.com>
Subject: Re: HRA Submittal

 

Hi Jason,

 

You can submit your report to the Office of Historic Resources for
review ahead of a project application. However, I must warn that
review of the report by staff would have the lowest priority as review
of reports associated with a project application receive the highest
priority by our limited amount of staff.

 

Let me know how you'd like to proceed.

 

Best,

Sara

https://planning4la.org/
https://www.facebook.com/Planning4LA/
https://www.instagram.com/planning4la/
https://twitter.com/planning4la
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http://bit.ly/DCPEmail
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mailto:miguel.sotelo@lacity.org
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Sara Delgadillo

Pronouns: She, Her, Ella

Preservation Planner
Office of Historic Resources

 

221 N. Figueroa St., Suite 1350

Los Angeles, CA 90012

T: (213) 847-3650

 

 

          

 

 

On Mon, May 9, 2022 at 8:40 PM Jason Grant
<jason@localdevinc.com> wrote:

Hi Sara, Miguel,

I have a general question I was wondering if you could help me
with.

I am working to redevelop a property in koreatown into a 100-unit
mixed use apartment building. The property is mostly surface
parking, but there is an office, a retail space and a duplex that was
built in the early 1900’s. 

Due to the age of the duplex we had a Historic Assessment Report
done by a City of LA approved Historian who found that the duplex
is not historic.

We won’t be ready to submit for entitlements for a few months, but
with the report ready now, I thought it’d be a good idea to get it into
OHR for review now.

Can you please let me know what I need and how to go about
submitting the report? Is it ok to submit it now prior to our submittal
to the Dept of City Planning for discretionary entitlements?

Please let me know your thoughts.

Kindly,

Jason

 

https://planning4la.org/
https://www.facebook.com/Planning4LA/
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SB 8 (DB) Determination HIMS #22-129171 

DATE: September 1, 2022 

TO: Beverly Hot Springs, Inc., a California corporation (-003 and -021), Yang Cha Huh, aka Yang Cha  
Kim, a single woman, as her sole and separate property (-005), Yang Cha Kim, a widow and Eddie 
Huh, a married man as his sole and separate property, as joint tenants (-014), Owner 
Jason Grant, Representative 

FROM: Marites Cunanan, Senior Management Analyst II 
Los Angeles Housing Department 

SUBJECT: Housing Crisis Act of 2019 (SB 8) 
(DB) Replacement Unit Determination  
RE: 308 – 320 North Oxford Avenue, Los Angeles, CA 90004 
        311 – 321 North Serrano Avenue, Los Angeles, CA 90004 

Based on the SB 8 Application for a Replacement Unit Determination (RUD) submitted by Jason Grant 
(Representative) on behalf of Beverly Hot Springs, Inc., a California corporation (-003 and -021), Yang Cha Huh, 
aka Yang Cha Kim, a single woman, as her sole and separate property (-005), Yang Cha Kim, a widow and Eddie 
Huh, a married man as his sole and separate property, as joint tenants (-014) (Owner), for the above referenced 
property located at 308 – 320 N. Oxford Ave. & 311 – 321 N. Serrano Ave. (APNs 5521-028-003, -021, -005 and -
014, Lots 24 (arb 1), 25, 26, 27, 28 (arb 1) and 29) (Property) the Los Angeles Housing Department (LAHD) has 
made the following determination in regards to the above-referenced application. Three (3) units existed on the 
property within the last 5 years. Three (3) units subject to the Rent Stabilization Ordinance (RSO) are subject to 
replacement pursuant to the requirements of California Government Code Section 66300, as "Protected Units" with 
two (2) of the three (3), subject to replacement as affordable "Protected Units." 

PROJECT SITE REQUIREMENTS: 

The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 et seq.), prohibits 

the approval of any proposed housing development project (“Project”) on a site (“Property”) that will require 

demolition of existing dwelling units or occupied or vacant “Protected Units” unless the Project replaces those units 

as specified below. The replacement requirements below apply to the following projects: 

 Discretionary Housing Development Projects that receive a final approval from Los Angeles City

Planning (LACP) on or after January 1, 2022,

 Ministerial On-Menu Density Bonus, SB 35 and AB 2162 Housing Development Projects that submit an

application to LACP on or after January 1, 2022, and

 Ministerial Housing Development Projects that submit a complete set of plans to the Los Angeles

Department of Building & Safety (LADBS) for Plan Check and permit on or after January 1, 2022.

Replacement of Existing Dwelling Units 

The Project shall provide at least as many residential dwelling units as the greatest number of residential dwelling 

units that existed on the Property within the past 5 years. 

Replacement of Existing or Demolished Protected Units 

The Project must also replace all existing or demolished “Protected Units”. Protected Units are those residential 

dwelling units on the Property that are, or were, within the 5 years prior to the owner’s application for a SB 8 

Replacement Unit Determination (SB 8 RUD): (1) subject to a recorded covenant, ordinance, or law that restricts 

p.p.



SB 8 (DB) Determination: 308 – 320 N. Oxford Ave. & 311 – 321 N. Serrano Ave. 

Page 2 

SB 8 (DB) Determination HIMS #22-129171 

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.). The Los Angeles Housing Department (LAHD) will send 

requests for information to each occupant of the existing project. Requests for information can take two (2) or more 

weeks to be returned. It is the owner’s responsibility to work with the occupants to ensure that the requested 

information is timely produced. 

 

 In the absence of occupant income documentation: Affordability will default to the percentage of 

extremely low, very low or low income renters in the jurisdiction as shown in the latest HUD 

Comprehensive Housing Affordability Strategy (CHAS) database, which as of October 1, 2021, is at 28% 

extremely low income, 18% very low income and 18% low income for Transit Oriented Communities 

(TOC) projects and 46% very low income and 18% low income for Density Bonus (DB) projects. In the 

absence of specific entitlements, the affordability will default to 46% very low income and 18% low 

income. The remaining 36% of the units are presumed above-low income. All replacement calculations 

resulting in fractional units shall be rounded up to the next whole number. 
 
Replacement of Protected Units Subject to the Rent Stabilization Ordinance (RSO), Last Occupied by Persons or 

Families at Moderate Income or Above 

The City has the option to require that the Project provide: (1) replacement units affordable to low income 

households for a period of 55 years (rental units subject to a recorded covenant), OR (2) require the units to be 

replaced in compliance with the RSO. 

 

Relocation, Right to Return, Right to Remain: 

All occupants of Protected Units (as defined in California Government Code Section 66300(d)(2)(F)(vi)) being 

displaced by the Project have the right to remain in their units until six (6) months before the start of construction 

activities with proper notice subject to Chapter 16 (Relocation Assistance) of Division 7, Title I of the California 

Government Code (“Chapter 16”). However, all Lower Income Household (as defined in California Health and 

Safety Code Section 50079.5) occupants of Protected Units are also entitled to: (a) Relocation benefits also subject 

to Chapter 16, and (b) the right of first refusal (“Right to Return”) to a comparable unit (same bedroom type) at the 

completed Project. If at the time of lease up or sale (if applicable) of a comparable unit, a returning occupant remains 

income eligible for an "affordable rent" (as defined in California Health and Safety Code Section 50053) or if for 

sale, an “affordable housing cost” (as defined in California Health and Safety Code Section 50052.5), owner must 

also provide the comparable unit at the "affordable rent" or “affordable housing cost”, as applicable. This provision 

does not apply to: (1) a Project that consists of a Single Family Dwelling Unit on a site where a Single Family 

Dwelling unit is demolished, and (2) a Project that consists of 100% lower income units except Manager’s Unit. 

 
THE PROPOSED HOUSING DEVELOPMENT PROJECT: 
 
Per the statement received by LAHD on June 14, 2022, the Owner plans to demolish the existing structures and 

construct a new mixed-use building with one hundred and two (102) residential apartment units on the Property using 

incentives under the Density Bonus. 

 

PROPERTY STATUS (AKA THE “PROJECT SITE”): 

 

Owner submitted an Application for a RUD for the Property on June 14, 2022. In order to comply with the required 

5-year look back period, LAHD collected and reviewed data from June 2017 to June 2022. 
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Review of Documents: 
 
Per the grant deed and quitclaim deeds, Owner acquired: 

 308 – 312 N. Oxford Ave. & 311 – 315 N. Serrano Ave. (APNs 5521-028-003 and -021) per quitclaim deed 
recorded on February 3, 2010; 

 319 – 321 N. Serrano Ave. (APN 5521-028-005) per quitclaim deed recorded on June 25, 2008; and 
 318 – 320 N. Oxford Ave. (APN 5521-028-014) per grant deed recorded on December 12, 2012. 

 
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 codes of “1100 – Commercial – Store – One Story” (APN 5521-028-003), “1901 – 
Commercial – Professional Building” (APN 5521-028-021), “0100 – Residential – Single Family Residence” (APN 
5521-028-005) and “0300 – Residential – Three Units (Any Combination) – 4 Stories or Less” (APN 5521-028-014). 
The RSO Unit confirmed that although the databases show a single family dwelling exists on APN 5521-028-005, it 
is currently a vacant lot, on which previously sat a duplex which was demolished sometime around October 2012. 
Google images, an internet search and the RSO Unit supports that the Property has contained commercial structures 
and three (3) residential units subject to the RSO within the five (5) year look back period. 
 
The LADBS database indicates that the Owner has not applied for a new Building Permit or Demolition Permits. 
 
REPLACEMENT UNIT DETERMINATION: 
 
The Existing Residential Dwelling Units at the Property within the last five years:  

 

ADDRESS BEDROOM TYPE “PROTECTED?” 
BASIS OF “PROTECTED” 

STATUS 

318 N. Oxford Ave. 2 Bedrooms Yes RSO, Affordable Protected Unit 

318½ N. Oxford Ave. 2 Bedrooms Yes RSO, Affordable Protected Unit 

320 N. Oxford Ave. 2 Bedrooms Yes RSO, Affordable Protected Unit 

Totals: 3 Units 6 Bedrooms   

 

On June 24, 2022, tenant packets were sent to the three (3) existing units on the Property. As of August 30, 2022, 

LAHD has not received a response from any of the occupants. 
 
Pursuant to SB 8, where incomes of existing or former tenants are unknown, the required percentage of affordability 
is determined by the percentage of extremely low, very low, and low income rents in the jurisdiction as shown in the 
HUD Comprehensive Housing Affordability Strategy (CHAS) database. At present, the Comprehensive Housing 
Affordability Strategy (CHAS) database shows 28% extremely low income, 18% very low income and 18% low 
income for Transit Oriented Communities (TOC) projects and 46% very low income and 18% low income for Density 
Bonus projects. In the absence of specific entitlements, the affordability will default to 46% very low income and 
18% low income. The remaining 36% of the units are presumed above-low income. 
 

Number of Existing Residential Dwelling Units within ten (10) years of Owner’s application: 5 
Number of Protected Units Ellised within the last (10) years: 0 
Number of Affordable Replacement Units required per CHAS: 

3 Units x 64% 2 Units 

46% Very Low    1 Unit 

18% Low   1 Unit 

Market Rate RSO units 1 Unit 
 

2 

Number of Unit(s) presumed to be above-lower income subject to replacement: 1 
 
For Rental: 
 
No income documents were received. Pursuant to CHAS, two (2) units need to be replaced with equivalent type units, 
with one (1) unit restricted to Very Low Income Households and one (1) unit restricted to Low Income Households. 



SB 8 (DB) Determination: 308 – 320 N. Oxford Ave. & 311 – 321 N. Serrano Ave. 

Page 4 

SB 8 (DB) Determination HIMS #22-129171 

For the one (1) remaining unit presumed to have been occupied by an above-lower income person or household, as 
permitted by California Government Code §65915(c)(3)(C)(ii), the City has opted to require that those unit(s) be 
replaced in compliance with the RSO. 
 
Unless tenant income verification documents prove the unit(s) was/were occupied by a lower income or below lower 
income household(s) at the time of application, the bedroom size of the existing units and the proportionality of the 
bedroom sizes of the new units, whichever is more restrictive will be considered to determine the bedroom types of 
the replacement units.  
 
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 DB 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 DB to TOC, a RUD amendment will also be required. 
 

NOTE:  This determination is provisional and is subject to verification by LAHD’s Rent Division. 
 
If you have any questions about this RUD, please contact Nicholas Kawazoe at nicholas.kawazoe@lacity.org. 
 
cc: Los Angeles Housing Department File 
 Planning.PARP@lacity.org, Department of City Planning for discretionary projects, or 
 LADBS.ahs@lacity.org, Department of Building and Safety for by-right projects 
 

 

MAC:nk 
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308 N. Oxford Avenue
  Jordan Rubinstejn 

Postal Code:  

Email Address: jruby87@aol.com 

Date of Submission: Tue, 04/25/2023 - 11:51 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Latisha Hodges 

Postal Code:  

Email Address: Lstanberry25@gmail.com 

Date of Submission: Mon, 04/24/2023 - 13:54 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Nancii Synn 

Postal Code:  

Email Address: nanciisynn@me.com 

Date of Submission: Fri, 04/21/2023 - 11:32 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Julian Kim 

Postal Code:  

Email Address: Juliankim74@yahoo.com 

Date of Submission: Fri, 04/21/2023 - 11:15 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Julie Mersola 

Postal Code:  

Email Address: Julieemersola@yahoo.com 

Date of Submission: Fri, 04/21/2023 - 11:04 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  melissa Kim 

Postal Code:  

Email Address: melkim804@yahoo.com 

Date of Submission: Fri, 04/21/2023 - 11:01 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Yana Kendrick 

Postal Code:  

Email Address: Yckservicesca@gmail.com 

Date of Submission: Fri, 04/21/2023 - 10:58 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Yana Kendrick 

Postal Code:  

Email Address: Yckservicesca@gmail.com 

Date of Submission: Fri, 04/21/2023 - 10:57 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Jung Whan Lee 

Postal Code:  

Email Address: tradingpostliquor@gmail.com 

Date of Submission: Fri, 04/21/2023 - 10:53 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Steve Yoon 

Postal Code:  

Email Address: stevesyoon71@gmail.com 

Date of Submission: Fri, 04/21/2023 - 10:50 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Janet Yoon 

Postal Code:  

Email Address: j.yoon@yahoo.com 

Date of Submission: Fri, 04/21/2023 - 10:48 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Christina Tayman 

Postal Code:  

Email Address: taymanchristina@yahoo.com 

Date of Submission: Fri, 04/21/2023 - 10:47 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Horacio Martinez 

Postal Code:  

Email Address: horaciom00@outlook.com 

Date of Submission: Fri, 04/21/2023 - 10:44 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Alex Day 

Postal Code:  

Email Address: alexday98@gmail.com 

Date of Submission: Thu, 04/20/2023 - 12:31 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Andy Chen 

Postal Code:  

Email Address: andychihchen@gmail.com 

Date of Submission: Wed, 04/19/2023 - 13:06 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  David Nichols 

Postal Code:  

Email Address: davidnichols107@gmail.com 

Date of Submission: Wed, 04/19/2023 - 12:28 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Martin Mendoza  

Postal Code:  

Email Address: astonmartinbby@gmail.com 

Date of Submission: Wed, 04/19/2023 - 09:52 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  JaNae Clausell 

Postal Code:  

Email Address: jcuteyes@aol.com 

Date of Submission: Wed, 04/19/2023 - 09:27 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Ryan Duitch 

Postal Code:  

Email Address: ryanduitch@gmail.com 

Date of Submission: Wed, 04/19/2023 - 09:03 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Ariel Henderson 

Postal Code:  

Email Address: mrs.arielhenderson@gmail.com 

Date of Submission: Wed, 04/19/2023 - 08:07 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Steven Bimmerman 

Postal Code:  

Email Address: sbimmerman@gmail.com 

Date of Submission: Wed, 04/19/2023 - 07:54 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Kalina Gebeyehou 

Postal Code:  

Email Address: syntax-muscly01@icloud.com 

Date of Submission: Wed, 04/19/2023 - 07:34 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Breaunna Henderson 

Postal Code:  

Email Address: awwsmylief@gmail.com 

Date of Submission: Wed, 04/19/2023 - 07:22 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Kim Pickett 

Postal Code:  

Email Address: Kaydeepea0630@gmail.com 

Date of Submission: Wed, 04/19/2023 - 07:12 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Marc Henderson 

Postal Code:  

Email Address: mr.marchenderson@gmail.com 

Date of Submission: Wed, 04/19/2023 - 06:32 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Emil Gurfinkel 

Postal Code:  

Email Address: egurfinkel@gmail.com 

Date of Submission: Tue, 04/18/2023 - 18:44 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Michael Davidov 

Postal Code:  

Email Address: mdavidov1988@gmail.com 

Date of Submission: Tue, 04/18/2023 - 15:33 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Michael Schwartz 

Postal Code:  

Email Address: mike.schwartz43@gmail.com 

Date of Submission: Tue, 04/18/2023 - 09:39 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Daniel Neman 

Postal Code:  

Email Address: dneman@gmail.com 

Date of Submission: Mon, 04/17/2023 - 21:28 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Ali Leventhal 

Postal Code:  

Email Address: alileventhal@gmail.com 

Date of Submission: Mon, 04/17/2023 - 16:38 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Mallory Weiler 

Postal Code:  

Email Address: mallorybanks22@yahoo.com 

Date of Submission: Mon, 04/17/2023 - 16:06 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Gabriel Shalom 

Postal Code:  

Email Address: gshalom11@gmail.com 

Date of Submission: Mon, 04/17/2023 - 15:58 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Joe Kramer 

Postal Code:  

Email Address: joedkramer@gmail.com 

Date of Submission: Mon, 04/17/2023 - 15:26 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Aria Chomut  

Postal Code:  

Email Address: aria@ocgdevelopment.com 

Date of Submission: Mon, 04/17/2023 - 13:50 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.



308 N. Oxford Avenue
  Charles DeSantis 

Postal Code:  

Email Address: charlesjdesantis@gmail.com 

Date of Submission: Mon, 04/17/2023 - 13:48 

Submission Letter: 
Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by
Manhattan West located at 308 N. Oxford Avenue will create 101-apartment units,
15 of which will be affordable units for very low-income renters. I support this
project because in addition to building badly needed housing, the proposed
development will enhance the neighborhood by replacing a retail spa,
underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed
development will be the first larger-scale housing project without any gas
appliances and the developer, at their own expense, has rerouted power to this city
block which has resulted in the elimination of two nearby power poles. Further,
this development will have a positive impact on the abundant retail and other
businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of
which is that it provides both market-rate and affordable housing in the City of Los
Angeles at a time when it is desperately needed. I urge you to approve this housing
development without delay.
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Michelle Carter <michelle.carter@lacity.org>

LA Needs More Housing 308 N. Oxford
1 message

Ali Leventhal <alileventhal@gmail.com> Tue, Apr 25, 2023 at 12:09 PM
To: michelle.carter@lacity.org

Dear Ms. Carter:

RE: CPC-2022-8155-CU-DB-SPR-PHP-VHCA

Los Angeles desperately needs more housing and the proposed development by Manhattan West located at 308 N.
Oxford Avenue will create 101-apartment units, 15 of which will be affordable units for very low-income renters. I support
this project because in addition to building badly needed housing, the proposed development will enhance the
neighborhood by replacing a retail spa, underutilized surface parking, a vacant office, and vacant lot with a thoughtfully
designed apartment building in close proximity to transit. The proposed development will be the first larger-scale housing
project without any gas appliances and the developer, at their own expense, has rerouted power to this city block which
has resulted in the elimination of two nearby power poles. Further, this development will have a positive impact on the
abundant retail and other businesses operating along Western Avenue and Beverly Blvd.

I fully support this project for the reasons stated above, the most important of which is that it provides both market-rate
and affordable housing in the City of Los Angeles at a time when it is desperately needed. I urge you to approve this
housing development without delay.
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