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PROJECT

LOCATION: 1447 South Hi Point Street

PROPOSED The project involves the demolition of an existing single-family residential structure and the

PROJECT: construction, use, and maintenance of a new, five-story, multi-family residential building over
one level of subterranean parking. The project will contain 20 dwelling units, of which two units
will be set aside for Extremely Low Income Households. The proposed building will encompass
approximately 20,093 square feet in total building area. The project proposes to provide 24
automobile parking spaces and 22 bicycle parking spaces.

ACTIONS/ Action consistent with the terms of a court issued Writ in Hi Point Neighbor’s Association v. City of

APPEALS: Los Angeles, Los Angeles Superior Court Case No. 21STCP02223 (issued May 25, 2023), that

orders the City of Los Angeles to set aside its Tier 3 Transit Oriented Communities Affordable
Housing Incentive Program approval in Planning Case No. DIR-2020-2067-TOC.

Determine the project is exempt pursuant to the City's September 15, 2021 Determination in
Planning Case No. ENV-2020-2068-CE, and Council File No. 21-0481, and as upheld by the
Superior Court in its judgement in Hi Point Neighbor’s Association v. City of Los Angeles, Los
Angeles Superior Court Case No. 21STCP02223, pursuant to CEQA Guidelines, Article 19,
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.

Receive new evidence, re-hear, and re-decide an appeal of the December 30, 2020, Planning
Director’'s Determination which:

1. Determined based on the whole of the administrative record, that the Project is exempt
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from the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Article
19, Section 15332 (Class 32), and there is no substantial evidence demonstrating that an
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2
applies;

2. Approved with Conditions, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22-
A,31, 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
incentives for a qualifying Tier 3 project totaling 20 dwelling units, reserving 2 units for
Extremely Low Income (ELI) Household occupancy for a period of 55 years:

a. Yards/Setbacks. A 30 percent reduction in the required width of the two (2) side yards
to provide a minimum setback of 5 feet 8 inches in lieu of the minimum 8 feet otherwise
required;

b. Height. A maximum increase of 22 feet in building height to permit a maximum building
height of 57 feet in lieu of the maximum 35 feet otherwise permitted; and

c. Open Space. A maximum reduction of 25 percent in the required amount of open space.

3. Adopted the Conditions of Approval and Findings.

RECOMMENDED ACTIONS:

1.

Set aside the previous Tier 3 Transit Oriented Communities Affordable Housing Incentive Program
approval in Planning Case No. DIR-2020-2067-TOC, consistent with the terms of a court issued Writ in Hi
Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No. 21STCP02223
(issued May 25, 2023);

Deny the appeal;

Determine the project is exempt pursuant to the City's September 15, 2021 Determination in Planning
Case No. ENV-2020-2068-CE, and Council File No. 21-0481, and as upheld by the Superior Court in its
judgement in Hi Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No.
21STCP02223, pursuant to CEQA Guidelines, Article 19, 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;

Sustain the Planning Director’'s Determination to conditionally approve the TOC Affordable Housing
Incentive Program request to allow a 70 percent increase in density along with the following three incentives
for a qualifying Tier 3 project totaling 20 dwelling units, reserving 2 units for Extremely Low Income (ELI)
Household occupancy for a period of 55 years:

a. Yards/Setbacks. Utilization of the easterly side and rear yard setback requirements of the RAS3 Zone
for a project in a commercial zone;

b. Height. A maximum increase of 22 feet in building height to permit a maximum building height of 57
feet in lieu of the maximum 35 feet otherwise permitted; and

c. Open Space. A maximum reduction of 25 percent in the required amount of open space.

Adopt the Planning Director’'s Conditions of Approval and Findings.
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VINCENT P. BERTONI, AICP
Director of Planning

Heather Bleemers Esther Ahn
Senior City Planner City Planner

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 532, 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 Il of the
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide
reasonable accommodation to ensure equal access to 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-
1299.
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PROJECT ANALYSIS

PROJECT SUMMARY

The proposed project, at 1447 South Hi Point Street, involves the conditional approval of Base
and Additional Incentives under the Transit Oriented Communities (TOC) Affordable Housing
Incentive Program to allow the demolition of an existing single-family residential structure and the
new construction of a five-story, 57-foot-high multi-family residential development above one level
of subterranean parking in Wilshire Community Plan area.

The project will contain 20 multi-family dwelling units, of which two (2) units will be set aside for
Extremely Low Income Households. The proposed building will encompass approximately 20,093
square feet in total building area, resulting in a Floor Area Ratio (FAR) of approximately 3.78:1.
Of the 20 units proposed, two (2) will be one-bedroom units, 10 will be two-bedroom units, and
eight (8) will be three-bedroom units. The project proposes to provide 24 automobile parking
spaces in addition to 20 long-term bicycle parking spaces and two (2) short-term bicycle parking
spaces. A total of 2,492 square feet of open space will be provided, divided among balconies,
decks, and a fifth-floor garden area. The project will maintain a 15-foot front yard and 20-foot rear
yard, as required by the underlying [Q]R3-1-O Zone but will provide reduced side yard setbacks
of a minimum five (5) feet eight (8) inches, in lieu of the otherwise required eight (8) feet required.

PROJECT BACKGROUND

The project site is a single interior lot consisting of approximately 8,839 square feet of lot area.
The subject property is rectangular-shaped and has a street frontage of approximately 52 feet
along the westerly side of Hi Point Street, with an approximate depth of 170 feet. The subject site
is located within the Wilshire Community Plan Area and is zoned [Q]R3-1-O with a corresponding
land use designation of Medium Residential. The “Q” Qualified Condition, established pursuant
to Ordinance Number 168,193, limits the building height to 35 feet, requires articulation at every
30 feet for building facades exceeding 40 feet (minimum depth of fagade modulation is five feet),
and prohibits balconies above the first floor which have a line of sight to adjacent existing single-
family uses. There is also a prohibition on roof decks; however, this does not apply to the project
which provides a top floor terraced patio rather than a roof deck that is usable for residents. The
“O” Qil Drilling District, established pursuant to Ordinance Number 112,901, pertains to oil drilling
activities and operations which are not a part of the project. The subject property is located within
a Transit Priority Area in the City of Los Angeles (ZI-2452), and is not within the boundaries of
any other specific plan, community design overlay, or interim control ordinance.

Procedural History

On December 30, 2020, the designee of the Director of Planning issued a Determination to
conditionally approve Base and Additional Incentives in accordance with the TOC Affordable Housing
Incentive Program for the proposed project. On January 13, 2021, within the required 15-day appeal
period, five (5) appeals were filed by the following parties: Katelyn Foley; Annette Wong and Brandon
Araujo; John Kim; Sarah Reed; and Elaine Johnson, LA GLO Inc.

On April 8, 2021, the City Planning Commission denied the appeals and sustained the decision by
the Director of Planning. On April 13, 2021, two residents filed a CEQA appeal of the Class 32
Categorical Exemption determination. On August 31, 2021, the Planning and Land Use Management
(PLUM) Committee, following a hearing, recommended that the City Council deny the residents’
appeal. On September 15, 2021, the City Council adopted the PLUM Committee’s recommendation
and denied the CEQA appeal.
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On July 12, 2021, the Hi Point Neighbors’ Association filed a Verified Petition for Writ of Mandate in
Hi Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No.
21STCP02223 (Hi Point Case). On November 10, 2021, the same party filed the operative Verified
First Amended Petition for Writ of Mandate. On March 9, 2023, the County of Los Angeles Superior
Court denied in part the First and Third Causes of Action but granted in part the Second Cause of
Action. The Court granted in part the Second Cause of Action on the basis there was a lack of
substantial evidence in the administrative record to support the Tier 3 TOC incentives of the proposed
project. The Court did not set aside the City’s analysis of the project under the California
Environmental Quality Act (“CEQA”). On May 25, 2023, the Court issued a Writ, that orders the City
of Los Angeles to set aside its Tier 3 Transit Oriented Communities Affordable Housing Incentive
Program approval in Planning Case No. DIR-2020-2067-TOC.

On August 24, 2023, the CPC considered action pursuant to the Writ, but also received a request
from the applicant to re-hear the appeal, receive new evidence, and re-decide the matter subject to
the Writ. The CPC granted the request to re-hear, re-decide and receive new evidence. CPC
continued its action on the Writ to the CPC meeting of September 28, 2023, and the appeal was re-
noticed for the same date.

Surrounding Properties

Surrounding properties are generally developed with commercial, single-family residences, and
multi-family residential uses. Properties abutting the subject site to the west are zoned [Q]R3-1-
O and improved with three- and four-story apartment buildings. Properties to the east across Hi
Point Street are also zoned [Q]R3-1-O and developed with one- to four-story single-family homes,
condominiums, and small lot buildings. Properties to the north are zoned [Q]R3-1-O and C4-1-O
and include both single-family and multi-family residential structures as well as a McDonald’s
Drive-Thru restaurant and a commercial strip mall. Properties to the south across Saturn Street
are zoned [Q]R3-1-O and R1R3-RG-0O and include a mix of single-family residences and multi-
story apartment buildings.

Streets and Circulation

Hi Point Street, abutting the property to the east, is designated Local Street — Standard, dedicated
to a right-of-way width of 60 feet and is improved with asphalt roadway and concrete curb, gutter,
and sidewalk.

Relevant Cases

Subject Property:

Ordinance No. 168,193 — On October 2, 1992, Ordinance No. 168,193 established a permanent
Qualified “Q” Condition on the multi-family residential (R3-1) zoned parcels on the project site and
surrounding area along Saturn Street. The ordinance requires projects to comply with various
development standards, including those related to building height, building mass, and balconies,
as well as conditions regulating open space, water and energy conservation, parking, and design.

Surrounding Properties:

The following relevant cases were identified to be within 1,000 feet of the project site:

Case No. DIR-2019-1679-TOC — On May 28, 2020, the designee of the Director of Planning
approved Base and Additional Incentives for a qualifying Tier 3 TOC Affordable Housing Incentive
Program project involving increased building height, reduced side yards, and reduced open
space, in conjunction with the construction, use and maintenance of a new five-story,
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approximately 57-foot high apartment building with 14 units, reserving two units for Very Low
Income Households, in the [Q]JR3-1-O Zone, located at 1529 South Hi Point Street.

Case No. DIR-2018-3378-TOC — On December 10, 2018, the designee of the Director of Planning
approved Base and Additional Incentives for a qualifying Tier 3 TOC Affordable Housing Incentive
Program project involving increased building height, reduced side yards, and reduced open
space, in conjunction with the construction, use and maintenance of a new five-story, 57-foot high
apartment building with 40 units, reserving four units for Extremely Low Income Households, in
the [Q]R3-1-O Zone, located at 1507-1511 South Hi Point Street.

APPROVED ACTIONS

On December 30, 2020, the designee of the Director of Planning issued a Determination for Case
No. DIR-2020-2067-TOC, which determined that the project is categorically exempt from CEQA
and approved Base and Additional Incentives under the TOC Affordable Housing Incentive
Program. As part of the approval, the project was found to be exempt from CEQA pursuant to
CEQA Guidelines, Article 19, 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.

Transit Oriented Communities Affordable Housing Incentive Program

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016 and created
the Transit Oriented Communities (TOC) Affordable Housing Incentive Program, which
establishes incentives for residential or mixed-use projects located within one-half mile of a major
transit stop, as defined under existing State law.

The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines), released on
September 22, 2017, establish a tier-based system with development bonuses and incentives
based on a project’s distance from different types of transit. The largest bonuses are reserved for
those areas (tiers) in the closest proximity to significant rail stops or the intersection of major
Rapid Bus lines. Required affordability levels are increased incrementally in each higher tier. The
incentives provided in the TOC Guidelines describe the range of bonuses available in each tier
from particular zoning standards.

The subject property is located within a Tier 3 TOC Affordable Housing Incentive Area, qualified
by its proximity to a Major Transit Stop involving the intersection of two qualifying bus routes that
cross at Fairfax Ave. and Pico Blvd. The Major Transit Stop was first established by the
intersecting bus lines (Metro 217 and Santa Monica Big Blue Bus Rapid 7 Line. Next, the Tier 3
designation for the project site was established by being located within 1500 feet of two Rapid
Bus lines (Metro Rapid Line 780 along Fairfax Blvd. and Santa Monica Big Blue Bus Rapid 7
Line). The status of this Tier qualification was approved on February 27, 2020, and the application
was filed within the 180-day period before expiration on March 25, 2020. As such, the project is
qualified for Tier 3 TOC status by proximity to a Major Transit Stop involving the intersection of
two or more rapid bus routes located within 1,500 feet of the subject property as stated in their
application and per the definition of Major Transit Stop.

The project is further qualified as a Tier 3 TOC project by setting aside at least ten percent of the
total dwelling units for Extremely Low Income households. The project is proposing a total of 20
dwelling units, of which two (2) units will be set aside for Extremely Low Income Households which
equates to ten percent of the total units or 18 percent of the 11 base units permitted through the
underlying zone of the site. Thus, the project is eligible for Tier 3 Base and up to three (3)
Additional Incentives.
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Given the above, the proposed project includes the following Base and Additional Incentives for
a qualifying Tier 3 project:

Tier 3 Base Incentives

1.

3.

Density — The underlying [Q]JR3-1 zoning of the site permits a maximum residential base
density of 11 dwelling units per the LAMC which rounds up to 12 units per the TOC
Guidelines. As a Tier 3 qualifying project, in exchange for setting aside 10 percent of the
total number of units for Extremely Low Income Households, the TOC Guidelines allow up
to a 70 percent density increase, up to a maximum permitted density of 21 dwelling units.
In this case, the Director granted a density of 20 units, equating to an additional 8 units,
or a 67 percent increase in the maximum allowable density. In exchange, the project is
required to set aside 2 units (equivalent to 10 percent of the total number of units) toward
Extremely Low Income Households.

Floor Area Ratio (FAR) — The project site is limited to a maximum FAR of 3 to 1 per the
[Q]R3-1 zoning of the site. The TOC Guidelines allow up to a 50 percent increase for a
qualifying Tier 3 project which equates to an FAR up to 4.5 to 1. As proposed, the project
has a maximum FAR of 3.78 to 1.

Automobile Parking — The TOC Guidelines state that required automobile parking for all
residential units in an Eligible Housing in Tiers 1 through 3, inclusive of disabled and
required guest parking, where applicable, shall not exceed 0.5 spaces per bedroom.
Further, qualifying Tier 3 developments such as the proposed project, are subject to
parking requirements such that required parking for all residential units in an Eligible
Housing Development shall not exceed 0.5 spaces per unit. The Director granted a Base
Incentive to allow residential automobile parking to be provided consistent with the LAMC
and TOC Guidelines.

Tier 3 Additional Incentives

1.

Height — Eligible Housing Developments in Tier 3 are permitted a maximum increase of
two (2) stories and 22 feet in building height. As proposed, the project will utilize a 22-foot
increase resulting in a total maximum building height of 57 feet in lieu of the maximum 35
feet otherwise permitted by the underlying [Q]R3-1 zone.

Yards/Setbacks — The TOC Guidelines allow Eligible Housing Developments in Tier 3 to
utilize a 30 percent reduction in the required width or depth of two (2) individual yards or
setbacks. In this case, the project will maintain the required front yard and rear yard while
utilizing a 30 percent reduction for each side yard. As proposed, the project will provide a
minimum side yard setback of 5 feet 8 inches in lieu of the minimum 8 feet otherwise
required for each of the two (2) side yards.

Open Space — Pursuant to LAMC Section 12.21-G,2, the project must provide at a
minimum the following usable open space per dwelling unit: 100 square feet for each unit
having less than three habitable rooms; 125 square feet for each unit having three
habitable rooms; and 175 square feet for each unit having more than three habitable
rooms. The project proposes two (2) one-bedroom units, 10 two-bedroom units, and eight
(8) three-bedroom units which requires a minimum of 2,875 square feet of usable open
space per the LAMC. The TOC Guidelines allow a maximum 25 percent reduction in the
minimum open space requirement resulting in @ minimum of 2,156 square feet. As
proposed, the project will provide 2,492 square feet of usable open space.
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APPEAL ANALYSIS

The following statements have been compiled and summarized from the submitted appeals based
on the scope of the court issued Writ, and contains responses from staff below. The appeals and
court issued Writ in their entirety have been attached herein for reference, as Exhibit A.

APPEAL POINT:

The remaining appellant point is whether the City erroneously concluded that the project qualifies
as a Tier 3 TOC project based on its proximity to a Major Transit Stop. The Court found that the
TOC qualification was not supported by substantial evidence in the administrative record,
specifically regarding the 15-minute service requirements being met.

STAFF RESPONSE:

Projects qualify as a TOC project if they are located within one-half mile of a Major Transit Stop
as defined in California Public Resources Code §21155(b). With regards to bus lines, the
definition requires an intersection of two or more bus routes with a service interval of 15 minutes
or less during the morning and afternoon peak commute periods.

It is clear and undisputed that the Big Blue Bus Route 7 meets the 15-minute service interval limit
as the transit schedule explicitly states that service intervals are 12 minutes or less within peak
hours (Exhibit E). The main point of contention is whether any other lines (e.g., the Metro 780 or
217) meets the second 15-minute service interval requirement for the Major Transit Stop
determination. A second point of contention is whether Rapid Lines, as defined by the TOC
Guidelines, are required to have 15-minute service levels.

As stated in the Court issued Writ, the administrative record did not contain sufficient clarity of
evidence to demonstrate the existence of a Tier 3 Major Transit Stop at the intersection of Pico
and Fairfax. In this case, the TOC Tier 3 documentation included four different bus lines, including
two Rapid buses and two non-Rapid buses. The specific transit schedules were not included as
part of the record and the record was also unclear as to how each bus line was used in the Tier
Verification methodology.

In lieu of any other transit schedules being provided, the appellant presented the schedule for
Metro Line 217, dated December 2020, to show that the 15-minute service intervals were not
being met. The project, however, was filed within the period of February 27, 2020, and August
25, 2020, which relied upon a different transit schedule that varied drastically from the one
presented by the Appellant due to the impact of the COVID-19 pandemic.

Subsequent to the court decision, City Planning has been able to clarify the record and respond
to the court’s decision. City Planning obtained the correct qualifying transit schedule for Line 217,
included in Exhibit E, to supplement the administrative record as requested by the courts. The
transit schedule shows the calculations used to determine that its service intervals were within
the 15-minute limit as follows: 420/ 29 Northbound trips during peak hours = 14.4 average minute
service interval; 420 / 33 Southbound trips during peak hours = 12.7 average minute service
interval. These calculations align with the TOC Referral Form included in the case file and
demonstrate compliance within the 15-minute service interval limit. Transit schedules were
adjusted in March 2020 but showed little change and still met the thresholds. The Appellant’s use
of a transit schedule during the height of the COVID-19 pandemic is not relevant since it was not
in effect when the transit verification was made or when the application was received. In addition,
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City Planning issued a memo dated August 19, 2020, that stated that pre-COVID bus schedules
would be used in lieu of the temporary COVID emergency bus schedules.

Therefore, the subject property is located within a TOC Affordable Housing Incentive Area,
qualified by its proximity to a Major Transit Stop that includes the intersection of two bus routes
with a 15-minute service interval (Santa Monica Big Blue Bus Rapid 7 Line and Metro Local Line
217) within 1,500 feet of the project site

For the second part of the determination, Planning determines the incentive “Tier Area” under
TOC Guidelines, which is based upon the distance to different types of Major Transit Stops
described in Chart 1 (Tier Chart). One type of Major Transit Stop is when there are two “Rapid”
bus lines that stop at the Major Transit Stop that may be in addition to, or the same as, the bus
lines considered in the first step above.

All parties agreed on the fact that the two Rapid buses do intersect along West Pico Boulevard
and South Fairfax Avenue (Big Blue Bus Rapid 7 and Metro Rapid 780). The court Writ
determined that Rapid bus lines needed to meet the same 15-minute standards as the bus lines
that comprise the Major Transit Stop in part one. This is the second point of contention.

Rapid Buses are defined in the TOC Guidelines in the footnote of Chart 1 but do not include any
requirement that they have 15-minute level service intervals. This was intentional. Once an
intersection has been determined to have the service necessary to be a Major Transit Stop, the
intent of the TOC Guidelines was to differentiate them by the distance to different types of transit
that services different stops. Intersections with either one or two Rapid Buses servicing them,
sometimes in addition to the regular buses used to support the Major Transit Stop service interval,
were intended to be eligible for higher incentives than those being serviced by Regular Buses
only. Rapid Buses, as defined, provide elevated bus service given a number of characteristics
such as the ability to get to major destinations faster due to fewer stops. The lack of 15-minute
requirement for Rapid Buses is supported by the text in the first column of Chart 1 that makes
clear Regular Buses require 15 min. average peak headways, but this text is not included for
Rapid buses. This is the Department’s longstanding interpretation of the Guidelines and Chart 1.
The Court did not cite any specific evidence that Rapid Buses require 15 min. average peak
headways but appeared to simply infer it based on a subtitle in Chart 1 that says Distance to
Major Transit Stop. So, to summarize, the Department always intended for there to be a two-step
process: 1) whether the site is located within 1/2 mile of a Major Transit Stop, and 2) which Tier
the site is located in depending on the distance from different types of transit including Rapid
buses.

The status of this Tier qualification was verified by the Department of City Planning’s Development
Services Center for Affordable Housing on February 27, 2020, and the application was filed within
the 180-day period before the qualification’s expiration on March 25, 2020 (Exhibit D).

Although the Department’s policy is to honor TOC Tier Verifications made within 180 days of an
application being filed, as was done in this case, the site was additionally analyzed for its current
conformance with the TOC Guidelines. As of the writing of this report, in September 2023, the
same intersecting bus lines that made the site eligible for TOC incentives in early 2020 continue
to demonstrate adequate service levels of less than 15 minutes during the peak periods (i.e., the
Big Blue Bus Route 7 and Metro 217 — see Exhibit E). In addition, the site is eligible for Tier 3
TOC incentives due to the presence of the Big Blue Bus Rapid 7 and Metro 217 line. The Rapid
7 line’s compliance is discussed above. The 217 line became activated as a Rapid Bus for the
purposes of the TOC program and other Departmental policies upon adoption of a Department
Memorandum on March 25, 2021 titled Metro NextGen; Rapid Bus Definitions (see Exhibit E). As
the memo explains, Metro’s NextGen Bus Plan resulted in the replacement of most Metro Rapid
Bus lines with new types of NextGen lines with enhanced service levels. In consultation with Metro
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staff, it was determined that the highest level NextGen replacement lines would still retain the
attributes of a Rapid Bus line. Figure 1 lists the Metro Bus 217 as a Replacement NextGen Tier
1 Rapid Line for the Metro 780 Rapid Line.

CONCLUSION AND STAFF RECOMMENDATION

For the reasons stated herein, and in the findings of the Director’'s Determination, the proposed
project does comply with the applicable provisions of the Transit Oriented Communities Affordable
Housing Incentive Program and the California Environmental Quality Act (CEQA). Planning staff
evaluated the proposed project and determined it meets the Transit Oriented Communities
Program requirements with the addition of supporting documents for the administrative record.
Based on the criteria set forth by the courts and considering the appellant’s arguments for appeal,
staff finds that the project meets the required findings.

Therefore, it is recommended that the City Planning Commission deny the appeals and sustain
the Determination by the Director of Planning.
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HI POINT NEIGHBORS’ ASSOCIATION, an
unincorporated association

Petitioner,

VS.

i

|
CITY OF LOS ANGELES, a municipal
corporation

Respondent,

HI POINT M, LLC. AND DOES 1-25,

Real Parties in Interest.

1

Case No. 21STCP02223

REVISED PROPESED]
PEREMPTORY WRIT OF MANDAMUS

! Judge: Hon. Maurice A. Leiter

Department: 54

1

S

[P B ‘

. = -,

0 B2 oL

) -
: 0
g =z
=

REVISED |PROPOSED| PEREMPTORY WRIT OF MANDAMUS




10
11
12
13
14

16
17
18
19
20
21
22
23

24

26
27
28

Judgment having been entered in this proceeding, ordering that a peremptory writ of
mandate be issued from this Court,

[T IS ORDERED THAT, upon service of this peremptory writ of mandate on the City of
Los Angeles Clerk (“Writ”):

1. Respondent City of Los Angeles (“Respondent”) shall set aside its Tier 3
Transit Oriented Communities (“TOC’) approval in City of Los Angeles Planning
Department Case No. DIR-2020-2067-TOC, for the reasons set forth in the Ruling
attached hereto as Exhibit A.

2. Respondent shall make and file a Return to this Writ within one hundred
twenty (120) days after its issuance, setting forth those actions taken to comply with
this Writ, or that an appeal from the Judgment herein has been filed.

3. Nothing in this Writ shall limit or control in any way the discretion legally

vested in Respondent.

LET THE FOREGOING WRIT ISSUE.
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Date: OE/25/2023 K. Encinas
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, County of Los Angeles By: N. Marshallan, Deputy
Hi Point Neighbors Association, Case No.: 218TCP02223
Petitioner,
VS. Ruling on Submitted Matter
City of Los Angeles, ;
Respondent.
Hi Point M, LLC and Does 1-25,
Real Party
in Interest.

Trial Date: March 6, 2023

Depariment 54, Judge Maurice Leiter

First Amended Petition for Writ of Mandate

Moving Party: Petitioner, Hi Point Neighbors' Association

Responding Parties: Respondent, City of Los Angeles; Real Party in interest, Hi Point M,
LLC '

Ruling: THE FIRST AMENDED PETITION FOR WRIT OF MANDATE IS GRANTED IN
PART AND DENIED IN PART.

The Court posted iis tentative decision on this matter on February 28, 2023. Trial
(in the form of oral argument) was held on March 6, 2023, aiter which the Court took the
matter under submission. This is the Court’s ruling on the merits.

I. STATEMENT OF FACTS

A. Measure JJJ, Transit Oriented Communities Affordable Housing
incentive Program

On November 8, 2016, Los Angeles County voters adopted Measure JJJ. (AR
6655-6676.) Measure JJJ sought to address the acute shortage of affordable housing for
unhoused and low-income persons, following the dissolution of the Community
Redevelopment Agency {which had provided funding for low- and moderate-income
housing), and considering the County’s outdated General Plan and zoning designations,
which failed to address affordable housing challenges. (AR 66586.)
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Measure JJJ contained an incentive program to encourage the development of
affordable housing. It sought to spur development of affordable housing in strategic
locations, such as near major transit stops, where residents are susceptible to
displacement as property values and rents rise. (/bid.) And it created the Transit
Oriented Communities (“TOC") Affordable Housing Incentive Program to provide
developers with incentives to develop affordable housing in transit-oriented
neighborhoods. (AR 6657.)

On December 13, 20186, the Los Angeles Municipal Code was amended to codify
Measure JJJ and the TOC Affordable Housing Incentive Program, in Municipal Code
section 12.22 A.31. (Resp. Request for Judicial Notice (“Resp. RJN™, Ex. B at pp. 75-
77.) This Code section provides incentives to housing developments “located within a
one-half mile radius [2,640 feet] of a Major Transit Stop,” defined by California Public
Resources Code section 21064.3 as “[t]he intersection of two or more major bus routes
with a frequency of service interval of 15 minutes or less during the morning and
afternoon peak commute hours.” (/d., Ex. B at p. 75; AR 6947; Pub. Resources Code, §
21064.3, subd. (c).) The incentives include residential density increases and parking
reductions. (/d., Ex. B at p. 76.) It directs, “[wlithin 90 days of enactment of this
Ordinance, the Director of Planning [to] prepare TOC Affordable Housing Incentive
Program Guidelines ("TOC Guidelines”) that provide the eligibility standards, incentives,
and other necessary components of this TOC Incentive Program described herein.”
{Ibid.}

On May 25, 2017, the Los Angeles City Planning Commission adopted TOC
Guidelines. (AR 6339.) The TOC Guidelines specify that only affordable housing
developments located within a one-half mile radius of a “major transit stop” qualify for the
incentives. (AR 6947.) They establish a “Tier” system, which provides a ranking (Tier 1-
4) to each eligible affordable housing based on its proximity to a “major transit stop.”
(Ibid.} Pertinent to the matter before the Court, the TOC Guidelines provide that
affordable housing developments will be ranked as “Tier 3” where (a) the development is
located within 750 feet of an intersection of a Regular Bus and Rapid Bus Line; or (b) the
development is located within 1,500 feet of an inteysection of two Rapid Bus lines. (AR
6948.) The TOC Guidelines define a “Rapid Bus” as “a higher-quality bus service that
may include dedicated bus lanes, branded vehicles and stations, high frequency, limited
stops at major intersections, intelligent transportation systems, and possible off-board
fare collection and/or all door boarding. It includes Metro Bus Rapid Transit line, Metro
Rapid 700 lines, Metro Orange and Silver Lines, Big Blue Rapid lines, and the Rapid 6
Culver City. (/bid.)

The TOC Guidelines state that all eligible affordable housing developments will
receive “Base Incentives,” which are residential density increases (an increase in the
number of dwelling units pemitted under the applicable zoning ordinance, and an
increase in the floor area ratio permitted under the applicable zoning ordinance), and
parking reductions (a decrease in the number of parking spaces required under the
applicable zoning ordinance). (AR 6850, 6952-6954.) The degree of the reduction
and/or increase permitted is determined by Tier ranking. (Ibid)) And the TOC Guidelines
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provide that eligible affordable housing developments may be granted “[ujp to three
Additional Incentives” (AR 6950.), including reductions in yards/setbacks, decreases in
open space, increases in maximum lot coverage, decreases in lot width, and increases in
development height. (AR 6954-6957.)

B. Project and Project Site

The proposed project at issue here concerns a rectangular-shaped lot at 1447
South Hj Point Street in Los Angeles (“Project Site”), near the intersection of Pico
Boutevard and Fairfax Avenue. (AR 18.) The Project Site is approximately 8,839 square
feet and currently has a single-family residence. (/bid.) The Project Site is in the
Wilshire Community Plan Area and is zoned [Q]R3-1-0, with a land use designation of
“Medium Residential.” (/bid.}) Under its current zoning, building height is limited to 35
feet, articulation is required every 30 feet for building facades exceeding 40 feet, and
balconies above the first floor which have a line of sight to adjacent homes are
prohibited. (/bid.}

The proposed Project would demolish the single-family home and construct a five-
story, 57-foot-high multi-family residential development above one level of subterranean
parking. (AR 18.) It will contain 20 multi-family dwelling units: two one-bedroom units,
ten two-bedroom units, and eight three-bedroom units. (lbid.) it would provide 24
parking spaces, 20 long-term bicycle parking spaces, and two short-term bicyele parking
spaces. (/bid.) The building will encompass approximately 20,093 square feet in total
building area, with a floor area ratio of approximately 3.78:1. (Ibid.).

The properties surrounding the Project Site generally are commercial, single-
family residences, and multi-family residential uses. (AR 18.) Properties abutting the
Project Site to the west are zoned [Q}R3-1-0 and contain three- and four-story apartment
buildings. (/bid.) Properties to the east of the Project Site, across Hi Point Street, are
also zoned [Q]JR3-1-O and are developed with one- to four- story single-family homes,
condominiums, and small lot buildings. (/bid.) Properties to the north of the Project Site
are zoned [QJR3-1-0 and C4-1-0O and include both single-family and muiti-family
residential structures, as well as a McDonald’s Drive-Thru restaurant and a commercial
strip mall. (Ibid.) Properties to the south of the Project Site, across Saturn Street, are
zoned {Q]R3-1-O and R1R3-RG-0O and include a mix of single-family residences and
multi-story apartment buildings. (/bid.)

Public buses operate nearby on Pico Boulevard and Fairfax Avenue. (AR 2959.)

C. Administrative History and Approval

On February 27, 2020, Hi Peint M, LLC (“Real Party in Interest”) submitted a
“Transit-Oriented Communities Referral Form” to the Department of City Planning, which
asked the Depattment to determine whether the Project qualified for incentives under the
TOC Affordable Housing Incentive Program and, if so, under which “Tier” the Project may
be categorized. (AR 619.) On the same day, the Depariment concluded that the Project
qualified for incentives, because the Project was within a half-mile radius of a “Major



Transit Stop.” The Department noted, “Santa Monica [Big Blue Bus] 7" and “‘{Rapid] 7"
travel through the intersection [at Pico and Fairfax] and have service intervals of less
than 15 minutes. (/bid.) The Department also noted that “Local Line 217" and “Rapid
780" travel through the intersection and have service intervals of 14.4 minutes and 12.7
minutes, respectively. (/bid.) The Department concluded the Project qualified for “Tier 3"
categorization because it was (a) within 750 feet of an intersection of a Regular Bus and
Rapid Bus Line, or {b) within 1,500 feet of an intersection of two Rapid Bus lines. (AR
619, 6948.)

On May 24, 2020, Real Party in Interest submitted a “Department of City Planning
Application” requesting approval of the Project and the issuance of incentives under the
TOC Affordable Housing Incentive Program. (AR 646-652.) Real Party in Interest
sought: (a) 70% Density Bonus; (b) 50% Floor Area Ratio increase, (¢) Parking reduction
to .5 spots per unit; (d) 22 feet height increase; (e) 25% open space reduction; and (f)
30% side yard setback reduction. (AR 647.)

On December 30, 2020, the Director of the Department of City Planning approved
the application. (AR 2854-2955.) The Director determined the Project is in a “Tier 3"
Incentive Area and approved these “Base Incentives:” (a) a density increase of 70
percent, which equates to- a maximum density of 21 residential dwelling units; (b) a
maximum floor area ration of 4.5 to 1, representing a 50 percent increase in the floor
area ratio of the underlying residential zone; and (c) .5 automobile parking spaces per
unit. (AR 29855-2956.) The Director also approved these “Additional incentives:” {(a) a 30
percent reduction in the required width of two side yards to provide a minimum setback of
five feet eight inches in lieu of the minimum eight feet; (b) an increase of 22 feet in
building height, equal to a maximum building height of 57 feet, with limited additional
height permitted for roof structures, stairwells, elevator shafis, etc. as permitted by the
Los Aneles Municipal Code; and (c) a maximum reduction of 25 percent in the required
amount of open space. {AR 2956.) And the Director concluded that the Project was
exempt from CEQA pursuant to the “Class 32” Categorical Exemption. (AR 2954.)

On January 13, 2021, neatby residents filed a total of five appeals from the
Director’s approval of the Project. (AR 22.) The residents’ appeals challenged: (a) The
Director’s conclusion the Project is located in a “Tier 3" TOC Affordable Housing
Incentive Area, (b) The Director's conclusion the Project is exempt from CEQA pursuant
to the “Class 32" Categorical Exemption, because the Project will have significant
impacts on noise and traffic conditions; (c) whether The Project complies with the
Qualified “Q" Conditions of the Project Site’s [Q]R3-1-O zoning; and (d) whether the
height of the Project is incompatible with the surrounding neighborhood and will resutt in
loss of sunlight, properly values, and community character. (AR 22-25.)

In response to these appeals the Department of City Planning drafted an “Appeals
Recommendation Report”, which recommended that the appeals be denied. (AR 22-25.)
The Report concluded that: (a) While the Project Site may not be located within 750 feet
from a Major Transit Stop, “the project [remains] qualified for Tier 3 TOC status by
proximity to a Major Transit Stop involving the intersection of two or more rapid bus



routes located within 1,500 feet of the subject property” (rapid bus routes, Santa Monica
Big Blue Bus Rapid 7 Line and Metro Rapid Line 780); (b) The Project is exempt from
CEQA as it satisfied the five requirements applicable to the “Class 32" Categorical
Exemption; (c) The Project is in compliance with the Qualified “Q” Condition; and (d) The
Project’'s height is not incompatible with the surrounding neighborhood. (AR 22-25.)

On April 8, 2021, the City Planning Commission adopted the Department of City
Planning’s recommendation and denied the appeals. (AR 288.)

On April 13, 2021, two residents filed a CEQA appeal of the “Class 32"
Categorical Exemption finding. (/bid.) On August 31, 2021, the Planning and Land Use
Management (“PLUM") Committee, following a hearing, recommended the City Council
deny the residents’ appeal. (AR 295-286.) On September 15, 2021, the City Council
adopted the PLUM Committee’s recommendation and denied the CEQA appeal. (AR
317.)

. THE PETITION AT ISSUE HERE

On July 12, 2021, Hi Point Neighbors’ Association (“Petitioner”) filed a Verified
Petition for Writ of Mandate against City of Los Angeles (“Respondent”). On Novemnber
10, 2021, Petitioner filed the operative Verified First Amended Petition for Writ of
Mandate. This Petition has three causes of action: (1) Violation of Local Zoning—As
Applied Challenge to TOC Guidelines; (2) Violation of Local Zoning Law—Project
Inconsistent with TOC Guidelines; and (3) Violation of California Environmental Quality
Act—Improper Adoption of Exemption.

. REQUEST FOR JUDICIAL NOTICE

Petitioner's Request for Judicial Notice is GRANTED, pursuant to Evidence Code
section 452, subdivisions (a), (b}, and (h).

Respondent’s Request for Judicial Notice is GRANTED, pursuant to Evidence
Code section 452, subdivisions (a) and (b).

Real Panty in interest's Request for Judicial Notice is GRANTED, pursuant to
Evidence Code section 452, subdivision (c).

Respondent’s Supplemental Request for Judicial Notice is GRANTED, pursuant to
Evidence Code section 452, subdivision (c).

IV. STANDARD OF REVIEW

Each of the three causes of action require a different standard of review.

A. First Cause of Action: As-Applied Challenge to TOC Guidelines
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The First Cause of Action is a challenge to the TOC Guidelines. Petitioner argues
the TOC Guidelines are invalid as exceeding the scope of Measure JJJ. (FAP, 1§} 32-33.)
First, Petitioner contends the “Tiers” in the TOC Guidelines were not permitted by
Measure JJJ. (FAP, 9 35.) Second, Petitioner contends the “Additional Incentives” in the
TOC Guidelines exceed the incentives permitted by Measure JJJ. (FAP, 11§} 32-33.)
Third, Petitioner argues the TOC Guidelines improperly allow open space reductions and
height increases which override [Q] Conditions (such as design guidelines) applicable to
the Project Site by Ordinance Number 168193. (FAP, 9 38.) Petitioner contends the
TOC Guidelines are invalid as exceeding those authorized by Measure JJJ.

These are both facial and as-applied challenges. Petitioner challenges the TOC
Guidelines as not authorized by Measure JJJ, and challenges them on the ground that
their application resulted in the issuance of invalid “conditions of approval” to the Project.
(FAP, 9 37.) A facial challenge to a statute or local ordinance contends “the alleged
defect is in the [O]rdinance itself, not in the manner or circumstances in which it is being
applied.™ (County of Sonoma v. Superior Court (2010) 190 Cal.App.4th 1312, 1324.)
“In evaluating a facial challenge, a court considers “only the text of the {challenged
enactment] itself,” and conducts statutory interpretation to determine the enactment’s
validity. (Beach & Biuff Conservany v. City of Solana Beach (2018) 28 Cal.App.5th 244,
264.) An as-applied challenge asserts the enforcement of a particular statute or
ordinance is invalid. (Howard Jarvis Taxpayers Assn. v. Weber (2021) 67 Cal.App.5th
488, 496.)

The California Supreme Court similarly found a combined facial and as-applied
challenge in Travis v. County of Santa Cruz (2004) 33 Cal.4th 757, 767.) The Ordinance
at issue there permitted County residents to develop a second dwelling unit on their
property so long as the rent charged for the second dwelling unit did not exceed that
established by the Section 8 Program or Chapter 17.1 of the County Code, whichever
higher, and the resident of the second dwelling unit was a low-income resident, an
elderly resident, or a family member of the owner of the unit. (/d. at p. 763.) Travis
owned a residential property in the County of Santa Cruz. (/d. at p. 764.) He was
granted a permit to construct a second dwelling unit on his proper, subject to the rent and
resident conditions imposed by the Ordinance. (/bid.) Travis filed a Petition for Writ of
Mandate against the County of Santa Cruz, challenging the Ordinance on the ground that
it violated state law and is unconstitutional.

The Supreme Court found that the petition presented a facial challenge to the
Ordinance as invalid and unconstitutional. It also presented an as-applied challenge to
the Ordinance, as it placed allegedly improper conditions on his second dwelfing unit.
(Travis, supra, 33 Cal.4th at p. 767.)

The interpretation of a legislative enactment and the determination of the
enactment’s validity is reviewed de novo. (Beach & Bluff Conservancy, supra, 28
Cal.App.5th at p. 264.) To prevail on an as applied challenge, a plaintiff must
demonstrate that the application of the statute deprived the individual of a protected right.
{(Alfen v. City of Sacramenio (2015) 234 Cal.App.4th 41, 56.) In either case, the Court



begins from “the strong presumption that the ordinance is . . . valid.” [Citations.]"
(Building Industry Assn. of Bay Area v. City of San Ramon (2016) 4 Cal.App.5th 62, 90.)
The court “resolve[s] all doubts in favor of the validity of the ordinance.’ [Citation.]”
(1bid.) Unless conflict between the two provisions is “clear and unmistakable”, the court
must uphold the ordinance. (/bid.) Petitioner bears the burden of demonstrating the
ordinance is invalid. (/bid.)

B. Second Cause of Action: Chalienge to Respondent’s Tier 3 Finding under
TOC Guidelines

The Second Cause of Action alleges that Respondent's conclusion that the
Project qualifies for “Tier 3" is not supported by the evidence. (FAP, 11§139-60.) Itis
undisputed that this cause of action is governed by Code of Civil Procedure section
1094.5. (Code Civ. Proc., § 1094.5.)

Code of Civil Procedure “section 1094.5, subdivision (c), does not establish a
single standard for judicial review of the evidentiary basis for agency determinations.”
(Bixby v. Pierno (1971) 4 Cal.3d 130, 137; Code Civ. Proc., § 1094.5, subd. (c).) It
articulates two possible standards of review: independent judgment and substantial
evidence. (Code Civ. Proc., § 1094.5, subd. (¢).) The independent judgment standard
applies where an administrative agency’s decision “substantially affects a fundamentally
vested right.” (Bixby, supra, 3 Cal.3d at p. 144.) In all other scenarios, where an
agency's decision does not “substantially affect a fundamentally vested right,” the
substantial evidence standard applies. (/bid.) “The courts must decide on a case-by-
case basis whether an administrative decision or class of decisions substantially affects
fundamental vested rights . . . " (lbid.)

Petitioner does not advance any substantive arguments that approval of the
Project “substantially affects a fundamentally vested right.” Petitioner's Opening Brief
contains a single, conclusory sentence asserting that the Second Cause of Action is
subject to independent judgment review. (OB, at p. 12:19-26.) The Court disagrees. The
substantial evidence standard of review is applicable to Petitioner's Second Cause of
Action.

Under the substantial evidence standard of review the Court must “examine all
relevant evidence in the entire record, considering both the evidence that supports the
administrative decision and the evidence against it, in order to determine whether or not
the agency decision is supported by ‘substantial evidence.” [Citation.]” (Desmond v:
County of Contra Costa (1993) 21 Cal.App.4th 330, 335.) “{The petitioner in an
administrative mandamus proceeding has the burden of proving that the agency’s
decision was invalid and should be set aside, because it is presumed that the agency
regularly performed its official duty. When the standard of review is the substantial
evidence test . . . it is presumed that the findings and actions of the administrative
agency were supported by substantial evidence. [Citations.]" (Desmond, supra, 21
Cal.App.4th at pp. 335-336.) The court's review “is not designed to rectify an imprudent
decision by an administrative agency. Administrative mandamus is not to be used to
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control the discretion of an administrative body, but only to ensure that it was not abused.
[Citations.] It is for the agency to weigh the preponderance of conflicting evidence, ‘as we
may reverse its decision only if, based on the evidence before [the agency], a reasonable
person could not have reached the conclusion reached by [the agency].’ [Citations.]”
(Young v. City of Coronado (2017) 10 Cal.App.5th 408, 419.)

C. Third Cause of Action: Challenge to Respondent’s CEQA Exemption
Finding )

The Third Cause of Action is brought under the California Environmentat Quality
Act (“CEQA"). “CEQA is a comprehensive scheme designed to provide long-term
protection to the environment.” (Mt. Lion Found. v. Fish & Game Com. (1997) 16 Cal.4th
105, 112.) “In enacting CEQA, the Legislature declared its intention that all public
agencies responsible for regulating activities affecting the environment give prime
consideration to preventing environmental damage when carrying out their duties.”
(/bid.) “CEQA is to be interpreted to afford the fullest possible protection to the
environment within the reasonable scope of the statutory language.” (/bid.)

“In order to ensure that the long-term protection of the environment, consistent
with the provision of a decent home and suitable living environment for every Californian,
shall be the guiding criterion in public decisions, CEQA and its implementing
administrative regulations (CEQA Guidelines) establish a three-tier process to ensure
that public agencies inform their decisions with environmental considerations.” (Muzzy
Ranch Co. v. Solano County Airport Land Use Com’n (2007) 41 Cal.4th 372, 379-80.)

The Court’s inquiry here involves the “second tier.” “The second tier concerns
exemptions from CEQA review." (Muzzy Ranch Co., supra, 41 Gal.4th at p. 380.) In
enacting CEQA, the California Legislature recognized that not all “projects” will have a
significant effect on the environment, and, therefore, should not be subject to the
regulations imposed by CEQA. (Berkeley Hillside Preservation v. City of Berkeley (2015)
60 Cal.4th 1086, 1100-1101.) The Legislature instructed the Office of Planning and
Research to “prepare and develop proposed guidelines for the implerentation of
[CEQAT", which “shall include a list of classes of projects that have been determined not
to have a significant effect on the environment and that shall be exempt from [CEQA
review]. In adopting the guidelines, the Secretary of the Natural Resources Agency shall
make a finding that the listed classes of projects referred to in this section do not have a
significant effect on the environment.” (Pub. Resources. Code, §§ 21083, 21084.) “In
response to [the California Legislature’s} mandate,” the Secretary of the Natural
Resources Agency has concluded that thirty-three (33) categories of “projects” “do not
have a significant effect on the environment” and “are declared to be categorically
exempt from the provisions of CEQA.” (CEQA Guidelines, §15300.) Where a public
agency propetly finds that a proposed “project” falls into one of the thirty-three (33)
categorical exemptions articulated within the CEQA Guidelines, “no further environmental
review is necessary.” (Muzzy Ranch, supra, 41 Cal.4th at 380.) “The agency need only
prepare and file a notice of exemption (see CEQA Guidelines, §§ 15061, subd.

(d}, 15062, subd. (a)), citing the relevant statute or section of the CEQA Guidelines and
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including a brief statement of reasons to support the finding of an exemption (id., §
15062, subd. (a)(4)).” (/bid.)

An agency’s finding that a proposed project is categorically exempt from CEQA
review is reviewed for a prejudicial abuse of discretion. (Pub. Resources Code, §
21168.5. “Abuse of discretion is established if the agency has not proceeded in a manner
required by law or if the determination or decision is not supported by substantial
evidence.” (Ibid.; see also Vineyard Area Citizens for Responsible Growth, Inc. v. City of
Rancho Cordova (2007) 40 Cal.4th 412, 435.) “[Olnce an agency . . . determines, based
on substantial evidence in the record, that the project falls within a categorical exemption
. . ., the burden shifts to the challenging party . . . to “produce substantial evidence . . .
[citations] . . . that one of the exceptions to [the] categorical exemption applies.’
[Citation.]" (CREED-21 v. City of San Diego (2015) 234 Cal. App.4th 488, 514; see
Berkeley Hillside, supra, 60 Cal.4th at p. 1105 [“As to projects that meet the requirements
of a categorical exemption, a party challenging the exemption has the burden of
producing evidence supporting an exception.”}.)

V. ANALYSIS

Petitioner challenges Respondent’s approval of the Project on three grounds.
First, Petitioner contends Respondent's award of “Additional Incentives” pursuant to the
TOC Guidelines was improper because the Guidelines are invalid on their face and as
applied. Second, Petitioner argues that Respondent’s finding that the Project qualifies
for “Tier 3" incentives is not supported by substantial evidence. Third, Petitioner says
Respondent’s determination that the Project qualifies for a “Class 32" Categorical
Exemption under CEQA is not supported by substantial evidence. The Court addresses
each claim in turn.

A. First Cause cf Action—Petitioner’s Challenge to TOC Guidelines

Petitioner raises three facial and as-applied challenges to the TOC Guidelines.
Petitioner contends the TOC Guidelines’ “Tier” system was not contemplated by Measure
JJJ. Second, Petitioner says Measure JJJ did not contemplate the award of “Additional
Incentives.” Third, Petitioner contends the incentives are inconsistent with the [Ql
Conditions applicable to the Project Site.

Before reaching these arguments, the Court addresses Respondent's argument
that the first cause of action is barred by the statute of limitations.

1. Petitioner's First Cause of Action is Not Barred by Statute of
Limitations

Respondent argues that First Cause of Action is untimely under Government
Code section 65009, subdivision (c)(1)(B), which creates a 80-day statute of limitations
period for actions or proceedings challenging several types of local planning and zoning
decisions. (Gov, Code, § 65009, subd. (c)(1).) Pertinent here are actions described in
Government Code section 65008, subdivision (c)(1)(B) and (Y(INE):



(c){1) Except as provided in subdivision (d}, no action or proceeding shall
be maintained in any of the following cases by any person unless the action
or proceeding is commenced and service is made on the legislative body
within 90 days after the legislative body's decision:

(B) To attack, review, set aside, void, or annul the decision of a legislative
body to adopt or amend a zoning ordinance.

(E) To attack, review, set aside, void, or annut any decision on the matters
listed in Sections 65901 and 65903, or to determine the reasonabieness,
legality, or validity of any condition attached to a variance, conditional use
permit, or any other permit.

(Gov. Code, § 65008, subd. (c){1)(B), (¢){(1}{E).) The Court of Appeal in County of
Sonoma v. Superior Court (2010) 190 Cal.App.4th 1312, 1324 stated: “[tlhe limitations
periods set out in the statute are triggered by specific acts of local land use planning
authorities. [Citation.] For the actions described in section 65009, subdivision (c)(1) the
90-day limitations period begins to run from the date on which the challenged decision is
made. [Citation.] Thus, where a party brings a facial challenge to a zoning ordinance,
[the limitations period described in Government Code section 65009, subdivision
(c){(1)(B) is applicable, and] the limitation period begins to run on the date the ordinance
becomes effective. [Citation.] Iif a party challenges conditions attached to a conditional
use permit or other permit, [the limitations period described in Govermment Code section
65009, subdivision (c){(1}(E) is applicable, and] the limitations period runs from the date
of final administrative action on the permit.” (County of Sonoma, supra, 190 Cal.App.4th
at p. 1324.) Therefore, to determine when the statute of limitations begins to run, “one
must determine what specific governmental act or acts the [party] . . . sought to
challenge.” (/bid.}

Respondent argues that Petitioner's First Cause of Action presents only a facial
challenge to the TOC Guidelines, that subdivision (c)(1)(B) is applicable, and the statute
of limitations period began to run when TOC Guidelines were adopted on May 25, 2017.
(AR 6939.)

As discussed, the First Cause of Action is both a facial challenge and an as-
applied challenge to the TOC Guidelines. It claims the TOC Guidelines exceed the
scope of Measure JJJ, and also claims the application of the TOC Guidelines to the
Project resulted in “conditions of approval” unauthorized by Measure JJJ. While the
facial challenge is barred by subdivision {¢)(1}(B), the as-applied challenge is timely
under subdivision {c}(1){E).

10



The "Additional Incentives” awarded to the Project are contained in the “Director’'s
Determination” as “Conditions for Approval.” These became final on April 13, 2021, when
the Department of City Planning issued a Letter of Determination denying the appeals
filed against the Director's approval of the award of “Additional Incentives.” (AR 283.)
Petitioner was required to file the Petition within 90 days, or July 12, 2021. (/bid.; Gov.
Code, § 65009, subd. (c}{(1}(E).) Petitioner filed the original Petition on July 12, 2021,

The Court recognizes that Petitioner's as-applied challenge includes arguments
that also would apply to a facial challenge: the Cournt must determine whether the
“Additional Incentives” and “Tier” system are permitted by Measure JJJ. The Court may
do so in considering the as-applied challenge. (Travis, supra, 33 Cal.4th at pp. 768-769
[“That the Ordinance could have been facially attacked in an appropriate action at an
earlier time, before it was applied to Travis’ propetty, does not make section 65009
subdivision (¢)(1){E) inappilicable to Travis's claim for removal of invalid conditions. This
is not a case in which the plaintiff complains of injury solely from a law’s enactment.
[Citation.] Travis complains of injury arising from, and seeks relief from, not simply the
Ordinance’s enactment or continued presence in the County Code, but the County’s
imposition on his second unit permit of conditions required by the Ordinance. Having
brought his action in a timely way after application of the Ordinance to him, Travis may
raise in that action a facial attack on the Ordinance’s validity.”].)

2. TOC Guideline's Creation of “Tiers” is Not Bevond Measure JJJ

Petitioner focuses on Section 6 of Measure JJJ, which discusses one of the
incentives available to affordable housing developments under the TOC Affordable
Housing Incentive Pragram. (AR 6673.) It states, in part,

Residential Density Increase. An Eligible Housing Development shall be
granted increased residential density at rates that shall meet or exceed a
35% increase. In establishing density allowances, the Department of City
Planning may allow adjustments to minimum square feet per dwelling unit,
floor area ratio, or both, and may alfow different levels of density increase
depending -on the Project’s base zone and densily.

(AR 6673-6674 {emphasis added].) Petitioner contends Measure JJJ prohibits varying
levels of incentives on any basis other than “the Project's base zone and density.” (/bid.)
According to Petitioner, “Base Incentives” and “Additional Incentives” based on the
Project’s proximity to transit-—the “Tier” system—is beyond the authority granted by
Measure JJJ.

There are several weaknesses in this argument. First, the italicized language
relied on by Petitioner is applicable only to one form of incentive (Residential Density
Increase); it is not an overarching limitation to all incentives, as Petitioner suggests.
Second, Measure JJJ does not expressly prohibit differing incentives based on a criterion
other than a Project’s base zone and density. Third, Measure JJJ intended to provide

‘tlexibility to the Director of the Department of City Planning in drafting the TOC
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Guidelines. It expressly give the Director discretion to draft the TOC Guidelines and
establish “eligibility standards, incentives, and other necessary components of this TOC
Incentive Program . . ..” (AR 6673 [emphasis added].) Measure JJJ also states that the
Director “shall” draft the TOC Guidelines “consistent with [those] purpose[s]”. (AR 6673.)
A stated purpose of the TOC Affordable Housing Incentive Program is to encourage the
development of affordable housing in transit-rich neighborhoods. (AR 6656-6657.) The
Tiers in the TOC Guidelines and the award of more favorable incentives to developments
in closest proximity to major transit stops furthers the purpose of Measure JJJ.

The TOC Guidelines’ “Tier” system is not inconsistent with or beyond the scope of
Measure JJJ.

3. TOC Guide!ine’s “Additional Incentives” Are Not Beyond Measure JJJ

Petitioner focuses next on the “Additional Incentives” authorized by the TOC
Guidelines. Those include reductions in otherwise required yards/setbacks, decreases in
required open space, increases in maximum lot coverage, decreases in lot width, and
increases in development height. (AR 6954-6957.) Petitioner argues that Measure JJJ
did not contemplate the “Additional Incentives.”

Measure JJJ expressly contemplates the “Base Incentives” included in the TOC
Guidelines. (AR 6673-6674.) But Measure JJJ does not prohibit the Director from
including additional incentives. Indeed, Measure JJJ allows the Director to draft
incentives; those are not limited to the Base Incentives. (AR 6673.) Measure JJJ
expressly provides: “fwlithin 90 days of enactment of this Ordinance, the Director of
Pianning shall prepare TOC Affordable Housing Incentive Program Guidelines (‘TOC
Guidelines’) that provide the . . . incentives . . . of this TOC Incentive Program . . .."
(ibid.)

The “Additional Incentives” in the TOC Guidelines are not inconsistent with
Measure JJJ.

4. TOC Guidelines and “Q” Qualified Conditions

The Project Site is in the Wilshire Community Plan Area and is zoned [Q]R3-1-0.
(AR 18.) The “Q” Qualified Condition, established by Ordinance Number 168.193, limits
building height to 35 feet, requires articulation at every 30 feet for building facades
exceeding 40 feet, and prohibits baiconies above the first floor which have a line of sight
to adjacent existing single-family uses. (lbid.) Petitioner contends the TOC Guidelines
improperly violate the “Q” Qualified Condition by awarding incentives in excess of
permissible height and articulation. (OB, atp. 17:1-7.)

The Court is unpersuaded this argument provides grounds to invalidate the TOC
Guidelines. The premise of Petitioner's First Cause of Action is that the TOC Guidelines
are invalid because they are inconsistent with Measure JJJ. But this argument does not
concern inconsistency with Measure JJJ; instead it claims a purported inconsistency with
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the “Q" Qualified Condition. (OB, at p. 17:1-7.) Petitioner's argument concerning the “Q”
Qualified Condition does not show that “the TOC Guidelines [are] inconsistent with
Measure JJJ,” as alleged in the First Cause of Action. (FAP, §38.)

The Petition as to the First Cause of Action is DENIED.

B. Second Cause of Action— Petitioner’s Challenge to Respondent’s Tier 3
Finding under TOC Guidelines

Petitioner's Second Cause of Action contends that approval of “Tier 3" TOC
incentives is not supported by substantial evidence. (OB, at p. 14:6-15:11.)

As discussed, a proposed development will be placed in“Tier 3" if it is within 1,500
feet of a “Major Transit Stop” which includes the intersection of two “Rapid Buses.” (AR
2089.) The TOC Guidelines define a “Rapid Bus” as “a higher quality bus service that
may include several key attributes, including .dedicated bus lanes, branded vehicles and
stations, high frequency, limited stops at major intersections, intelligent transportation
systems, and possible off-board fare collection and/or all door boarding. It includes, but
is not limited to, Metro Bus Rapid Transit lines, Metro Rapid 700 lines, Metro Orange and
Silver Lines, Big Blue Bus Rapid lines and the Rapid 6 Culver City bus.” (/bid.)

On April 8, 2021, the City Pianning Commission denied the various appeals filed
by residents challenging the Director of City Planning’s determination that the Project
qualifies as “Tier 3.” (AR 14-15.) The Commission concluded the Project is located less
than 1,500 feet from the intersection of Pico Boulevard and Fairfax Avenue, where two
Rapid Bus lines intersect. (AR 22.) The two Rapid Bus lines are Santa Monica Big Blue
Bus Rapid 7 and Metro Rapid 780. (AR 22, 286.)

Petitioner does not appear to dispute that Santa Monica Big Blue Bus Rapid 7 and
Metro Rapid 780 meet the definition of “Rapid Bus[es].” And Petitioner does not appear
to dispute that the Project is located within 1,500 feet from the intersection of Pico
Boulevard and Fairfax Avenue, where Santa Monica Big Blue Bus Rapid 7 and Metro
Rapid 780 intersect. Rather, Petitioner questions whether Respondent's finding that
where the Santa Monica Big Blue Bus Rapid 7 and Metro Rapid 780 meet, at the
intersection of Pico Boulevard and Fairfax Avenue, qualifies as a “Major Transit Stop.”
{OB, at pp. 15:11-16:2.) Petitioner points out that the intersection of two or more bus
fines will be considered a “Major Transit Stop” only where those bus lines have “a service
interval of 15 minutes or less during the moming and afternoon peak commute hours.”
(AR 6947.) Petitioner contends the service interval of Metro Rapid 780 exceeds 15
minutes during the morning and afternoon peak hours, the intersection of the two Rapid
bus lines therefore do not meet the definition of “Major Transit Stop,” and the Project did
not qualify for “Tier 3.” (OB, at pp. 156:11-16:2.)

The Court agrees. Respondent’s finding is not supported by substantial evidence
in the administrative record. Indeed, substantial evidence in the administrative record
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shows the service interval of Metro Rapid 780 exceeds 15 minutes during the morning
and afternoon peak commute hours.

The administrative record includes the bus schedule for Metro Rapid 780 effective
as of March 17, 2020. (AR 22 ["[Tlhe definition of a Major Transit Stop was subsequently
clarified through City Planning on August 19, 2020 to apply only to transit schedules in
place as of March 17,2020 ... ."]; OB, atp. 15:15-21.) Appendix A of the TOC
Guidelines outlines the methodology for determining whether a particular bus line has a
service interval frequency of 15 minutes or less. (/bid.) To determine whether a bus line
has an average service interval frequency of 15 minutes or less, one must first determine
the number of trips the bus line completes during “peak” morming hours and “peak”
afternoon hours, and then divide the number of trips made during “peak” morning and
afternoon hours by 420. (AR 6958-6959.) 420 represents the total number of minutes
during the peak hours of 6:00 AM to 9:00 AM (moming “peak” hours) and 3:00 PM to
7:00 PM (afternoon “peak” hours). (AR 619 [footnote 2], 6958-6959.) Appendix A
specifies that the calculation must be completed separately for each direction the bus line
travels. “If one or both directions fail to meet the 15 minutes frequency limit, the entire
bus line is ineligible for a Major Transit Stop.” (/bid.)

Metro Rapid 780 travels eastbound and westbound. (AR 1982.) The Court finds it
makes approximately 12 eastbound trips during the morning “peak” hours, and
approximately 12 eastbound trips during the afternoon “peak” hours. (AR 1982, 6958-
6959.) Dividing the total number of eligible “peak” hour trips (24 total trips) by 420 yields
an average service interval for Metro Rapid 780 Eastbound of approximately 17.5
minutes, which is above the 15-minute requirement for a “Major Transit Stop”. (AR
6947.)

Metro Rapid 780 westbound yields similar results. It makes approximately 11 trips
during the moming “peak” hours, and approximately 12 trips during the afternoon “peak”
hours. (AR 1982, 6958-6958.) The Court divides the total of 23 "peak” hour trips by 420,
yielding in an average service interval for Metro Rapid 780 Westbound of approximately
17.5 minutes.

These calculations are greater than the 15-minute requirement for a “Major Transit
Stop.” (AR 6947.) The Metro Rapid 780 Bus Line is ineligible for inclusion in a Major
Transit Stop and does not support Respondent’s “Tier 3” finding. (AR 6859.)

Respondent’s Opposition does not address this argument, nor does it refer to any
portion of the administrative record which provides a calculation different than the
Court’s, or those provided during the residents’ appeals.

Real Party in Interest’s remaining arguments are unpersuasive.

Real Party in Interest argues the “Tier 3” category does not contain-a 15-minute

service requirement. But an overarching eligibility requirement for the TOC Affordable
Housing Incentive Program is proximity to a “Major Transit Stop,” which is defined as the
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intersection of two or more bus lines “with a service interval of 15 minutes or less during
the moming and afternoon peak commute periods.” (AR 6947.) While the definition of
“Tier 3" does not itself mention the 15-minute service interval requirement, this
requirement is located under the heading “Type of Major Transit Stop.” It follows that the
“Two Rapid Buses” which intersect must qualify for inclusion within a “Major Transit
Stop,” and must satisfy the 15-minute service interval requirement. (/bid.)

Real Party in Interest also argues that the 15-minute service requirement is met if
the Court “combines” the intervals of service provided by Metro Rapid 780 and Metro
Local Line 217. (Real Party in Interest’'s Opposition Brief (“RPI Opp.”), at pp. 8:12-9:3.)
Real Party contends that Metro Rapid 780 and Metro Local Line 217 “foliow the same
[bus] route from the intersection of Venice and Fairfax to the intersection of Hollywood
and New Hampshire.” (/d., at p. 8:19-21.) According to Real Party, if the Court were to
combine the number of trips made by both bus line during “peak” morning and afternoon
commute hours, and divide by 420, the average service interval would be less than 15
minutes. (/d., at p. 8:19-23.)

There are two problems with this argument. First, Real Party in Interest provides
no clear authority for the proposition that bus lines may be so combined. Los Angeles
Municipal Code section 12.22 A.31 and the TOC Guidelines are silent on whether bus
lines may be combined to meet the 15-minute service interval requirement. (AR 6945-
6957.) The sample calculation in Appendix A of the TOC Guidelines considers only
whether a smg!e bus line meets the 15-minute service interval requirement. While neither
expressly prohtbnts Respondent from combining multiple bus lines, neither allows ii. Real
Party in Interest has not shown that Los Angeles Municipal Code section 12.22 A.31 or
the TOC Gundehnes allow combining bus lines to satisfy the 15-minute service interval
requirement.

Second, even if the Municipal Code or the TOC Guidelines could be read to permit
combining bus lines, the administrative record does not show that Respondent combined
these bus lines in making its determination. Respondent’s finding that the intersection of
Pico Boulevard and Fairfax Avenue qualifies as a “Major Transit Stop” is vague, without
analysis. (AR 22.) Neither the Director's Determination (AR 2859, 2962) nor the Appeal
Recommendation Report (AR 20, 22) discusses how the intersection of Pico Boulevard
and Fairfax Avenue satisfies the 15-minute service interval requirement. They merely
state the conclusion that the intersection qualifies. Neither appears to contemplate
combining bus lines to make this determination. (/bid.) The Transit-Oriented Affordable
Housing Referrat Form (AR 619) is similarly vague, merely naming bus lines and
concluding the 15-minute service interval requirement has been satisfied. (AR 619.)

The Court’s inquiry “will be limited to a determination of whether or not the findings
are supported by substantial evidence in light of the whole record.” (Strumsky v. San
Diego County Employees Retirement Assn. (1974) 11 Cal.3d 28, 32.) Respondent must
“set forth findings to bridge the analytical gap between the raw evidence and ultimate
decision or order.” (Sky Posters, Inc. v. Department of Transportation (2022) 78
Cal.App.5th 644, 667-668 [“Reference, in section 1094.5, to the reviewing court’s duty to
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compare the evidence and ultimate decision to ‘the findings’ . . . leaves no room for the
conelusion that the Legislature would have been content to have a reviewing court
speculate as to the administrative agency's basis for decision.”].)

The administrative record contains no finding that the intersection of Pico
Boulevard and Fairfax Avenue constitutes a Major Transit Stop because Respondent
combined bus lines to satisfy the 15-minute service interval requirement. The Court will
not infer that Respondent made such a finding or speculate on whether it might have
done so.!

Respondent’s finding the Project qualifies for “Tier 3” categorization and
incentives, based on the conclusion that the Project is within 1,500 feet of a “Major
Transit Stop” including the intersection of “Two Rapid Buses,” is not supported by
substantial evidence. A writ of mandate setting aside the “Tier 3” incentives awarded
under the TOC Affordable Housing Incentive Program is warranted. The Petition as to
the Second Cause of Action is GRANTED.

C. Third Cause of Action—Petitioner’s Challenge to Respondent’s “Class
32” Categorical Exemption Finding

The Third Cause of Action challenges Respondent’s finding that environmental
review pursuant to CEQA is not required because the Project qualifies for a “Class 32"
Categorical Exemption. (FAP, 1 61-69.) First, Petitioner argues the Project does not
satisfy the first and fourth conditions of CEQA Guidelines section 15332. (CEQA
Guidelines, § 15332; OB, at pp. 17-24.) Second, Petitioner contends the “unusual
circumstances” and/or “cumulative effects” exceptions apply and prohibit the Categorical
Exemption. (/d., at p.24-25.)

1. The Record Contains Substantial Evidence That the Project Satisfies
the Conditions for a “Class 32" Categorical Exemption

CEQA Guidelines section 15332 lists five conditions that must be satisfied 1o,
qualify for a “Class 32" Categorical Exemption. (/bid.) It states:

Class 32 consists of projects characterized as in-fill development meeting
the conditions described in this section.

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

1 On the eve of trial, Respondent filed a Request for Judicial Notice of a Department of City Planning
Director's Determination approving TOC Incentives for an unrelated project. Respondent contends this
shows that bus lines are routinely combined to satisfy the 15-minute service interval requirement for a
“Major Transit Stop.” This document does not show that the Municipal Code or the TOC Guidelines permit
combining bus fines, or that such a calculation was made for the project before the Coust.
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{b) The proposed development occurs within city limits on a project site of
no more than five acres substantially surrounded by urban areas.

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

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

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

Petitioner focuses on subdivisions (a) and (d). Petitioner argues the Project
fails to satisfy (a) because substantial evidence demonstrates the Project is
inconsistent with the general plan and zoning designations applicable to the
Project Site. Petitioner argues the Project fails to satisfy (d) because substantial
evidence demonstrates the Project would have a significant effect on noise and air
quality.

a. Subdivision {a)—Substantial Evidence Supports the Finding that
the Project is Consistent with Applicable General Plan and
Zoning Designations

Petitioner argues the Project fails to comply with the applicable “Q” Qualified
Conditions. As discussed, the Project Site is within the Wilshire Community Plan Area; it
is zoned [Q]R3-1-0, with a corresponding land use designation of "Medium Residential.”
(AR 18.) The “Q" Qualified Conditions impose various land use requirements, including
these:

Section 2.  Pursuant to Section 12.32-K of the Los Angeles Municipal
Code and the amendments thereto, the following limitations are hereby
imposed upon the use of that property shown in Section 1 hereof which are
subject to the Permanent “Q” Qualified Classification.

1. 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 fand and shall be binding on any
subsequent owners, heirs or assigns. Further, the agreement must
be submitted to the Planning Department for approval before being
recorded. After recordation, a copy bearing the Recorder’s number
and date must be given to the City Planning Department for
attachment to the subject file.
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Building Mass: For any building fagade greater than forty (40) feet in
length, articulation shall be required for every thirty (30) feet.
Minimum depth of modulation of the fagade shall be five (5) feet.

Energy Conservation: Prior to the construction of any project, the
Department of Water and Power and the Southern California Gas
Company shall be consulted regarding feasible energy conservation
features which can be incorporated into the design of the project.

QOpen Space: A minimum of 100 square feet of usable open space
shall be provided for each dwelling unit. Parking area, driveways,
front yard setback areas and rooftops shall not be included as open
space. To be considered as usable open space],] the project shall
meet the following criteria;

a. Private Open Space: Patios and yards (located at ground
level or the first habitable room level) which are part of a
single dwelling unit and are enclosed by solid screen material
at least four feet in height may eb included as usable open
space provided said areas have a horizontal dimension of at
least 15 feet in width.

b. Commen Usable Open Space: Each common usable open
space area . . . shall have an average width of 20 feet with no
width less than 15 feet at any point.

?
Common open space areas shall incorporate recreational
amenities such as swimming pools, spas, picnic tables,
benches, tot lots, ball courts, barbecue areas, sitting areas,
etc. to the satistaction of the Department of City Planning.

A minimum of 50 percent of the common usable open space
areas shall be planted in ground cover, shrubs or trees|.]

(AR 2289-2291.)

Petitioner argues the Project is inconsistent with these conditions because: (a)
The Conditions of Approval failed to require Real Party in Interest to record the
contemplated covenant before any permits may be issued; (b) The Project failed to
provide articulation at every 30 feet of the building height; {c) The Conditions of Approval
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do not require Real Party in Interest to consult with the Department of Water and Power
and the Southem California Gas Company prior to the construction of the Project to
determine energy conservation designs; and (d) The Project fails to provide the requisite
open space per dwelling unit.

Respondent argues that the Project is not required to comply with afi the “Q”
Qualified Conditions. According to Respondent, the requirements of the “Q” Qualified
Conditions may be amended by the “Base Incentives” and “Additional Incentives” under
the TOC Affordable Housing Incentive Program. (/bid.) Respondent’s reading of the “Q”
Qualified Conditions and the TOC Affordable Housing Incentive Program is supported by
the Los Angeles Municipal Code.

On August 18, 1992, Ordinance Number 168193 codified the “Q” Qualified
Conditions. (AR 2294.) It amended Los Angeles Municipal Code section 12.04 (entitled
“Zones-Districts-Symbols”) by effectively re-zoning the Project Site and neighboring
properties, placing a “Q” designation in the zoning classification (i.e., “[Q] R3-1-0"). (AR
2288.) Those properties zoned with the “Q” designation would be subject to the land-use
requirements and limitations in the “Q" Qualified Conditions. {AR 2287-2288.)

Los Angeles Municipal Code section 12.22 enumerates approximately 35
“[e]xceptions” to the land use restrictions and requirements in Los Angeles Municipal
Code sections 12.04 through 12.21.6. (L.A. Municipal Code, § 12.22 [entitled,
“Exceptions.”].) Where an “[e]xception” is applicable, a property may be used in a way
different than the zone permits. (L.A. Municipal Code, § 12.22.) It is undisputed that the
TOC Atfordable Housing Incentive Program is included in Los Angeles Municipal Code
section 12.22 A.31, as one of the 34 specified “[e]xceptions” to the zoning land-use
restrictions in Los Angeles Municipal Cede sections 12.04 through 12.21.6. (L.A.
Municipal Code, § 12.22, subd. A.31.) While the “Q” Qualified Conditions are applicable
to the Project Site as a zoning designation, the Project may stray from their requirements
by virtue of the Project’s eligibility for the TOC Affordable Housing Incentive Program.
(Ibid; Bay Area Citizens v. Association of Bay Area Governments (2016) 248 Cal.App.4th
966, 999 [ * “If the statutory language is clear, our task is, at an end, for there is no need
for judicial construction.” ’ ”].)

The Court now tumns to the “Q" Qualified Conditions, and finds the project is not
inconsistent with those conditions.

i. Section 2, Subsection 1 of “Q” Qualified Condition -
“Covenant”

Section 2, subsection 1 of the “Q” Qualified Conditions states: “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
owners, heirs or assigns.” (AR 2289.) Petitioner contends the Project fails to comply
with this section because Respondent failed to include, as a condition of approval for the
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Project, a requirement that Real Party in Interest record the covenant. (OB, at pp. 21:23-
22:3.) ,

The Court is not persuaded the Project is inconsistent with this section. Petitioner
has failed to demonstrate that the covenant was not recorded by Real Party in Interest’s
various predecessors. The “Q" Qualified Conditions were created more than 30 years
ago. (AR 2294.) This section does not require all owners of the Project Site to record
the contemplated covenant. (AR 2289.) It merely requires the owner of the Project Site
who requests a permit first following the effective date of the Ordinance to record the
contemplated covenant, which will then “run with the land.” (AR 2289.) Petitioner fails to
show a prior owner of the Project Site had not recorded the covenant.

ii. Section 2, Subsection 3 of “Q” Qualified Conditions --
“Building Mass”

Section 2, subsection 3 of the “Q" Qualified Conditions provides: “For any building
greater than forty (40) feet in length, articulation shall be required for every thirty (30)
feet. Minimum depth of modulation of the fagade shall be five (5) feet.” (AR 2289.)
Petitioner contends the Project fails to provide sufficient articulation in relation to the
building’s length. (OB, at pp. 17:28-18:2.) Specifically, Petitioner argues that, while the
southem elevation of the Project is approximately 132 feet in length {which would require
approximately four articulations pursuant to the “Q” Qualified Conditions), the Project
provides only “one articulation 20 feet, 8 inches from the western fagade.” (/bid.)

Substantial evidence in the administrative record supports Respondent’s
conclusion the Project is consistent with this section. The plans depict approximately five
corridors on.the southern facade, which are exposed and visible from the exterior with a
glass railing. (AR 187, 195.) The Department of City Planning determined the five
exposed corridors provide sufficient articulation for the building’s length. (AR 24.)
Petitioner argues that the exposed corridors do not constitute sufficient “modulation of
the fagade because ‘the fterm] “fagade” is defined as the boundary of an exterior walls of
the structure, which are not changed by exposeq corridors.” (OB, at p. 18:5-7.)

Petitioner's definition of the term “fagade” comes not from the definitions provided
within the “Q” Qualified Conditions but from “Lawlinsider.com.” (Petitioner's Request for
Judicial Notice, Ex. 1.) The Court is not persuaded that this definition governs. And the
Court must give “great weight” to the Department of City Planning’s determination that
the exterior corridors provide a sufficient modulation of the building’s “fagade.” (Berkley
Hills Watershed Caoalition v. City of Berkley (2019) 31 Cal.App.5th 880, 896 [“a city’s

interpretation of its own ordinance, “is entitled to great weight unless it is clearly
erroneous or unauthorized.™].)

iii. Section 2, Subsection 5 of “Q” Qualified Conditions —
“Energy Conservation”
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Section 2, subsection 5 of the “Q"” Qualified Conditions provides: “Prior to the
construction of any project, the Department of Water and Power and the Southern
California Gas Company shall be consulted regarding feasible energy conservation
features which can be incorporated into the design of the project.” (AR 2289.) Petitioner
contends there is no evidence demonstrating Real Party in Interest consulted with either
the Department of Water and Power or the Southern California Gas Company regarding
feasible energy conservation features for the Project. (OB, at p. 22:6-11.)

The Project is not inconsistent with this section. Under Section 2, subsection 5
consultation with the Department of Water and Power and the Southern California Gas
Company is required “prior to the construction of any project.” (AR 2289.) It does not
require consultation hefore obtaining approval for the Project, only before construction.
Real Party was not required to consuit with either the Department of Water and Power or
the Southem California Gas Company for the purpose of obtaining approval for the
Projeet.

iv. Section 2, Subsection 10 of “Q” Qualified Conditions -
- “Open Space”

Petitioner maintains the Project is incompatible with various “Open Space”
requirements in Section 2, subsection 10 of the “Q” Qualified Conditions.

Petitioner first focuses on the mandate that all patios and yards which are “private
open space” must "have a horizontal dimension of at least 15 feet in width.” (AR 2290.)
Petitioner argues that, while the Plans say the Project provides 50 square feet of “private
open space” of patios and yards, the patios are not 15 feet in widih. (OB, atp. 19:7-10.)
Petitioner cites to the Project Plans, on pages 184 through 186 of the administrative
record. (/bid.; AR 184-186.) But the Plans referenced do not display the measurements
of the relevant patios on the first floor, and the legend provides no further guidance.
(/bid.} Petitioner has not proved this contention.?

Petitioner next focuses on the requirement that “[clommon open space areas shall
incorporate recreational amenities such as swimming pools, spas, picnic tables,
benches, tot lots, ball courts, barbecue areas, sitting areas, etc. to the satisfaction of the
Department of City Planning.” (AR 2291.) Petitioner contends “no amenities are
provided for the 950 square feet of rear yard space shown on the Plans.” (OB, at p.
19:11-12.) But the 950 square feet of rear yard space clearly provides picnic tables and
benches. (AR 182.) These are “recreational amenities” pursuant to the “Q” Qualified
Conditions (i.e., “{clommon open space areas shall incorporate recreational amenities
such as . .. picnic tables, benches .. . .") (AR 2291.)

? Even if Petitioner demonstrated the patios are less than 15 feet in width, this would be insufficient to
demonstrate the Project has failed to provide the requisite amount of open space. Due to an “Additional
Incentive” provided to the Project (25 percent reduction in the amount of open space), the Project is required
to provide approximately 1,500in open space. (AR 15.) The Plans show the Project provides approximately
2,432 square feet in open space. (AR 181.) ’
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Petitioner then points to the mandate that “{eJach common usable open space
area shall have a total area of at least 400 square feet and shall have an average width
of 20 feet with no width less than 15 feet at any point.” (AR 2291 .) Petitioner contends
the “rear yard area has an average width less than 20 feet with widths as narrow as 4
feet[.]” But the Project Plans unambiguously state the rear yard of the Project is
approximately 20 square feet in width. (AR 182.)

Next, Petitioner directs us to the requirement that “rooftops shall not be included
as open space.” (AR 2290.) Petitioner says the “fifth floor garden,” which is
approximately 592 square feet, may not be counted towards the “open space
requirement” because it is “located on the roof of the fourth story.” (OB, at p. 19:17-18.)
The Court is unpersuaded that the fifth-floor garden may not be counted towards the
minimum open space requirements. Notably, following review of the Project’s Plans, the
fifth-floor garden is not on the rooftop of the Project, as Petitioner would suggest, but is
on an exposed deck on the fifth floor. (AR 6540.) The rooftop is above the fifth floor.
(AR 6541.)

Petitioner also points to the requirement that “{a] minimum of 50 percent of the
common usable open space areas shall be planted in ground cover, shrubs or trees . . .

- (AR 2281.) Petitioner contends “the Project fails to landscape 50 percent of common

open space as virtually none of the open space that meets the [Q] Conditions provides
landscaping.” (OB, at pp. 19:23-20:1 [emphasis added].) The Court already has
concluded the open space provided by the Project complies with the “Q” Qualified
Conditions.

Petitioner’s contention that the Project fails to qualify for a “Class 32" Categorical
Exemption because it is inconsistent with the “Q” Qualified Conditions is unpersuasive.
Substantial evidence demonstrates the Project is sufficiently “consistent with the
applicable general plan designation and all applicable general plan policies as well as
with applicable zoning designation and regulations.”

b. Subdivision (d)—Substantial Evidence Supports the Finding the
Project Would Not Result in Significant Effects to Air Quality or
Noise

CEQA Guidelines section 15332(d) requires that “[a]pproval of the project not
result in any significant effects relating to traffic, noise, air quality, or water quality.”
Petitioner argues that Respondent’s determination the Project will not have a substantial
effect on noise and air quality is not supported by substantial evidence.

i.  Air Quality Impacts and Greenhouse Gas Emissions
Petitioner's argument conceming air quality centers on the Greenhouse Gas
("GHG") emissions resulting from the Project. (OB, at p. 22:12-24.) Respondent

concluded the Project would not have a significant effect upon air quality. (AR 23.)
Respondent based its conclusion on “a March 2020 . . . Air Quality Technical Report
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prepared by ZMassociates Environmental Corporation Iinternational.” (/bid.) The ZM
Report assessed the Project’s effect on air quality by employing the South Coast Air
Quality Management District (“SCAQMD”) Final Localized Significance Threshold
Methodology, published in July 2008. (AR 6621.) Noting that the “Regional Construction
Threshold” for Localized Significance with respect to GHG emissions is 3,000 COzelyear,
the ZM Report concluded the GHG emissions created by the Project would be only 70.69
COzelyear. (AR 6624.) Petitioner contends this finding is erroneous because the
SCAQMD “threshold for significance” employed by the ZM Report is outdated, and a
more recent “threshold for significance” shouid have been used. (OB, at p. 22:14-24 )
Relying on a report prepared by the consulting entity SWAPE, Petitioner argues the
suggested “SCAQMD 2035 efficiency target of 3.0 MT COze/SP/year” should have been
employed to assess the Project’s impact upon GHG emissions. {/bid.)

‘Respondent makes two arguments in response. First, Respondent contends the
air quality assessment does not require analysis of potential GHG emissions. {Resp.
Opp., at pp. 10:24-11:4.) Respondent contends subdivision (d) merely requires it to
analyze potential substantial impacts to “air quality.” Respondent cites to Appendix G of
the CEQA Guidelines, which is a sample “Environmental Checklist Form" that may be
used to conduct an initial study of a Project’s potential environmental impacts. {CEQA
Guidelines, Appendix G.) The sample includes a list of “feJnvironmental [flactors” which
may be “[plotentially [a]ffected” by a project’s development: it shows “Air Quality” and
“Greenhouse Gas Emissions” in separate categories. (/bid.) Second, if the Court
concludes GHG emissions fall within the scope of an analysis of air quality impacts,
Respondent contends the standard used in the ZM Report is appropriate.

The Court is not persuaded by Respondent’s interpretation of the language of
subdivision (d). Although “Air Quality” and “Greenhouse Gas Emissions” are listed
separately in Appendix G, this also shows that analysis of GHG emissions is relevant in
considering whether the Project will have a significant impact on air quality. Indeed, the
ZM Report, on which Respondent relies, analyzes GHG emissions. (AR 6624.)
Moreover, Respondent has provided no case law or statue supporting its contention that
an analysis of air quality would not include an analysis of GHG emissions.

Respondent's second argument is meritorious. As stated, Petitioner contends
Respondent employed an outdated “threshold of significance.” (OB, at p.22:14-24.) But
CEQA Guidelines section 15064.4 expressly states that an agency has “discretion to
select the model or methodology it considers most appropriate to enable decision makers
to intelligibly take into account the project’s incremental contribution to climate change.”
(CEQA Guidelines, § 15064.4, subd. (c).) This discretion reflects “the existing CEQA
principle that there is no iron-clad definition of ‘significance.'[Citation.].” (Center for
Biological Diversity v. Department of Fish & Wildlife (2015) 62 Cal.4th 204, 221 .} Atoral
argument, Petitioner conceded that Respondent has discretion to determine the most
appropriate model or methodology to assess the Project's impact on GHG emissions.

The Court is not persuaded that Respondent's use of the threshold of sighificance
in SCAQMD’s Final Localized Significance Threshold Methodology (2008) was an abuse
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of discretion. Pefitioner has not shown that the threshold of significance employed by
Respondent was superseded by the threshold of significance set forth by the SCAQMD.
As noted, Petitioner relies on a recommendation by the consulting entity SWAPE, which
opines that Respondent should have used the SCAQMD 2035 efficiency target of 3.0
metric tons of carbon dioxide equivalents per service population per year. (AR 3158-
3159.) SWAPE cites to a publication by a separate non-profit agency named Association
of Environmental Professionals. (AR 3158, fn. 22.) But this publication does not
establish that SCAQMD adopted this new threshold of significance for GHG emissions,
or that they supersede the threshold used by Respondent. (Ibid.) Rather, this
publication is a recommended “action plan” based on the opinions of its authors, the
Association of Environmental Professionals. (/bid)) This does not establish that
Respondent abused its discretion in applying the threshold of significance in SCAGMD’s
Final Localized Significance Threshold Methodology (2008) to assess the Project's
impact upon GHG emissions.

Respondent did not commit an abuse of discretion by concluding CEQA
Guidelines section 15332(d) was satisfied, and the Class 32 Categorical Exemption
properly may be applied.

il. Construction and Operational Noise Impacts

Petitioner's challenge to Respondent's determination concerning noise impacts
centers on construction-related noise and operational noise.

Petitioner challenges Respondent’s conclusion that construction-related noise will
not exceed the maximum decibel limit in Los Angeles Municipal Code section 112.05 of
approximately 75 dB(A). The Court is not persuaded by Petitioner's contentions.
Substantial evidence in the administrative record, including the expert conclusions in the
ZM Report, supports Respondent’s conclusion. (AR 6619.) The ZM Report states::
“[d]ue to the small project size, the limited number of construction vehicles, limited
number of construction equipment, and small size of construction equipment compared
to much larger projects, the proposed project will not result in exceedance of City of Los
Angeles noise ordinances.” (/bid.)

Petitioner challenges this with an opposing expert repont produced by Project
opponents during an administrative hearing. (OB, at pp. 23:1-24:1.) This report was
prepared by RK Engineering; it concludes the construction-related noise caused by the
Project “would result in expected noise levels ranging from 78.5 dB(A) to 117 dB(A).”
(AR 3333.) But differing expert opinion iis not determinative in a substantial evidence
review. (We Advocate Through Environmental Review v. County of Siskiyou (2022) 78
Cal.App.5th 683, 699 [holding, “ “a disagreement among experts does not make an EIR
inadequate™ ” and is not determinative in a substantial evidence review].)

Petitioner's arguments concerning operational noise fare no better. Respondent’s

conclusion is supported by factual findings reached by Department of City Planning staff
in a Recommendation Report. (AR 91.) The Department of City Planning concluded:
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“[n]oise generated through human conversation and activities {particularly in outdoor
recreational spaces, such as balconies and patios), landscape maintenance, or trash
collection would not exceed the recommended noise compatibility guidelines. Any new
stationary sources of noise, such mechanical HVAC equipment, installed on the
proposed development will be required to comply with LAMC Sections 112.02 and
112.05 which prohibit noise from air conditioning, refrigeration, heating, pumping, and
filtering equipment from exceeding the ambient noise level at neighboring occupied
properties by more than five dBA. In addition, the project is not expected to generate a
substantial number of vehicle trips which could in tumn generate additional noise. The
proposed project is expected to generate a negligible increase in ambient noise from
operation.” (Ibid.)

Petitioner questions the Department of City Planning’s findings, citing to a differing
expert report which concludes” “it is highly probable that a noise level exceedance would
occur from mechanical equipment operating on the project site.” (AR 3333.) Again,
differing expert opinions are insufficient and this one also appears speculative, (We
Advocate Through Environmental Review, supra, 78 Cal.App.5th at p. 699; CEQA
Guidelines, § 15384, subd. (a) [substantial evidence does not include “speculation”].)

2. Petitioner Has Failed to Demonstrate the “Unusual Circumstances”
Exception or the “Cumulative Impacts” Exception are Applicable

Petitioner argues that the “unusual circumstances” and/or “cumulative impacts”
exception apply. (OB, at pp. 24:16-25:18.) Under the CEQA statutory scheme, the
thirty-three categorical exemptions are not absolute. (North Coast Rivers Alliance v.
Westlands Water Dist. (2014) 227 Cal.App.4th 832, 850 (North Coast Rivers).) They
“are subject to exceptions that defeat the use of the exemption.” (/bid)) Where an
exception to an exemption applies, the public agency “must ‘conduct an initial study to
determine if the project may have a significant effect on the environment.’ [Citation.]”
(Muzzy Ranch, supra, 41 Cal.4th at p. 381.) It is Petitioner's burden to show such an
exception applies. (CREED 21, supra, 234 Cal.App.4th at p. 514.)

¥

a. “Unusual Circumstances” Exception

The “unusual circumstances” exception of CEQA Guidelines section 15300.2,
provides: “[a] categorical exemption shall not be used for an activity where there is a
reasonable possibility that the activity will have a significant effect on the environment
due to unusual circumstances.” (State CEQA Guidelines, § 15300.2, subd. (©).)

The California Supreme Court in Berkeley Hillside Preservation v. City of Berkeley
(2015) 60 Cal.4th 1086 sets forth a two-part, “bifurcated approach” to determine whether
a public agency abused its discretion in concluding an “unusuai circumstances”
exception was inapplicable. (/d. at pp. 1114-1115.) First, the reviewing court must
review the administrative record to determine whether there is substantial evidence
supporting Respondent’s determination that the Project does not present unusual
circumstances. A project presents “unusual circumstances” when it will have a significant
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effect on the environment. (Berkeley Hillside, supra, 60 Cal.4th at p. 1105.) Second, the
court determines whether the evidence presents a “fair argument” of “a reasonable
possibility that the activity will have a significant effect on the environment due to unusual
circumstances.” (Berkeley Hillside, supra, 60 Cal.4th at p. 111 4.) A “fair argument” may
be made where the administrative record includes substantial evidence reflecting “it
[could] be “fairly argued™ " that “there is a reasonable possibility that the activity will have
a significant effect on the environment due to unusual circumstances.” (Id. atp. 1112)

Petitioner focuses on construction-related noise and GHG emissions, arguing that
substantial evidence demonstrates these are “unusual circumstances.”

The Court concludes substantial evidence in the record fails to demonstrate the
Project presents “unusual circumstances.” Petitioner has failed to establish the Project
encompasses “unusual” features which would cause a significant effect on the
environment. The Court already has determined Petitioner's arguments concerning
noise and GHG emissions are unavailing. Petitioner has failed to satisty the first prong of
the “bifurcated approach” of Berkeley Hillside. (Berkeley Hillside, supra, 60 Cal.4th at p.
1105.)

In this case, the second prong of the Berkeley Hillside analysis dovetails with the
first. Substantial evidence does not present a “fair argument” the Project will have a
significant impact on the environment.

The Court concludes Petitioner has failed to satisfy that the “unusual
circumnstances” exception applies.

b. “Cumulative impacts” Exception

The “cumulative impacts” exception, in CEQA Guidelines section 15300.2,
subdivision (b), provides: “[a]li exemptions for these classes are inapplicable when the
cumulative impact of successive projects of the same type in the same place, over time
is significant.” “Cumulative impacts' refer to two or more individual effects which, when
considered together, are considerable or which compound or increase other
environmental impacts.” (CEQA Guidelines, § 15355.) “The individual effects may be
changes resulting from a singie project or a number of separate projects.” (CEQA
Guidelines, § 15355, subd. (a).) “The cumulative impact from several projects is the
change in the environment which resuits from the incremental impact of the project when
added to other closely related past, present, and reasonably foreseeable probable future
projects. Cumuiative impact can result from individually minor but collectively significant
projects taking place over a period of time.” (CEQA Guidelines, § 15355, subd. (b).) The
challenging party has the “burden to produce evidence that there was a fair argument
that the cumulative impact exception applied.” (Aptos Residents Assn. v. County of Santa
Cruz(2018) 20 Cal.App.5th 1038, 1052.)

Petitioner argues that three other developments near the Project have been
approved by Respondent and “likely [wil]] be developed concurrently” with the Project,
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resulting in a significant cumulative impact to air quality. (OB, at p. 254-18.) The
development projects are: (a) 1444 Hi Point Street (VTT-74364-SL): (b) 1437 Hi Point
Street (DIR-2009-2189-SPR-DBY, and (¢) 1500 Hi Point Street ((DIR-2020-1870-TOC-
HCA). (lbid) Petitioner cites to the SWAPE Report, which concludes the additional
projects and the development at the Project Site “will occur in close proximity at the same
time, thus resulting in a potentially significant cumulative impact.” (AR 3152-3153.)

Petitioner has failed to demonstrate a fair argument that the cumulative impacts of
successive projects, including the Project at issue here, would have a significant effect
on the environment. The contentions in the SWAPE Report appear to be speculative.
Petitioner fails to confirm whether the additional development projects will occur at the
same time as the development of the Project Site, suggesting only that they “would likely
be developed” at the same time. (OB, at p. 25:9-10.) And while the SWAPE Report
concludes: “[the] projects at 1447 and 1500-1512 % South Hi Point Street will occur in
close proximity at the same time[,]" the Report fails to articulate any facts—such as a
development schedule for the referenced projects—supporting this conclusion. (AR
3152.)

The Court finds no prejudicial abuse of discretion in Respondent’s determination
of a categorical exemption. The Petition as to the Third Cause of Action is DENIED.

. COMCLUSION

Petitioner’s First Amended Writ of Mandate is GRANTED in part and DENIED in
part. Itis DENIED with respect to the First and Third Causes of Action. Itis GRANTED
with respect to the Second Cause of Action.

A writ of mandate is issued ordering Respondent to vacate and set aside approval
of the Project, including Respondent's award of “Tier 3" TOC Incentives under the TOG
Affordable Housing Incentive Program. Petitioner shall submit a proposed writ of
mandate within 10 days.

Date: March 9, 2023.

JUdfé Maurice Leiter
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SUPERIOR COURT OF CALIFORNIA, COUNTY OF LOS ANGELES
Civil Division
Central District, Stanley Mosk Courthouse, Department 54

21STCP02223 April 21, 2023
HI POINT NEIGHBORS' ASSOCIATION, AN 8:30 AM
UNINCORPORATED ASSOCIATION vs CITY OF LOS

ANGELES, A MUNICIPAL CORPORATION

Judge: Honorable Maurice A. Leiter CSR: None

Judicial Assistant: N. Marshalian ERM: None
Courtroom Assistant: R. Manzo Deputy Sheriff: None
APPEARANCES:

For Petitioner(s): Jamie T. Hall (via LACourtConnect)
For Respondent(s): Ernest J. Guadiana (via LACourtConnect); Donna Wong (via

LACourtConnect) for Morgan Linscott Hector

NATURE OF PROCEEDINGS: Order to Show Cause Re: Submission of Proposed Judgment
The matter is called for hearing.

The Order to Show Cause Re: Submission of Proposed Judgment is held and argued.

After argument, the Court rules as follows:

On April 21. 2023 the Court heard argument concerning Respondent’s and Real Party’s
objection to Petitioner’s proposed judgment and proposed writ. The Court orders:

1. The first sentence of the last paragraph of the Court's March 9, 2023 Ruling is amended as
follows: “A writ of mandate is issued ordering Respondent to sct aside approval of the Project,
including Respondent’s award of *Tier 3° TOC Incentives under the TOC Affordable Housing
Incentive Program.”

2. Paragraph 3 of the proposed judgment shall state: “A peremptory writ of mandate shall issue
ordering Respondent to set aside its Tier 3 Transit Oriented Communities (*TOC’) approval in
City of Los Angeles Planning Department Case No. DIR-2020-2067-TOC, for the reasons set
forth in the Ruling on Submitted Matter in this action dated March 9, 2023."

3. Paragraph 1 of the proposed writ shall state: “Respondent City of Los Angeles (*Respondent’)
shall set aside its Tier 3 Transit Oriented Communities (*TOC’) approval in City of Los Angeles
Planning Department Case No. DIR-2020-2067-TOC, for the reasons set forth in the Ruling
attached hercto as Exhibit A.”

Minute Order ‘ Page 1 of 2




SUPERIOR COURT OF CALIFORNIA, COUNTY OF LOS ANGELES
Civil Division
Central District, Stanley Mosk Courthouse, Department 54

21STCP02223 Aprit 21,2023
HI POINT NEIGHBORS' ASSOCIATION, AN 8:30 AM
UNINCORPORATED ASSOCIATION vs CITY OF LOS

ANGELES, A MUNICIPAL CORPORATION

Judge: Honorable Maurice A. Leiter CSR: None
Judicial Assistant: N. Marshalian ERM: None
Courtroom Assistant: R. Manzo Deputy Sheriif: None

Petitioner shall submit a revised proposed judgment and proposed writ within 10 days of service
of this Order.

Certificate of Mailing is attached.

Minute Order Piige 20f2



APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist

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

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

A. APPELLATE BODY/CASE INFORMATION
1. APPELLATE BODY

Area Planning Commission [ City Planning Commission [0 City Council [0 Director of Planning
[ Zoning Administrator

Regarding Case Number: DIR-2020-2067-TOC

Project Address: 1447 South Hi Point St.

Final Date to Appeal: 01/14/2021

2. APPELLANT

Appellant Identity: O Representative @ Property Owner
(check all that apply) O Applicant O Operator of the Use/Site

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

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

O Representative O Owner O Aggrieved Party
O Applicant O Operator

3. APPELLANT INFORMATION

Appellant's Name: John Kim

Company/Organization:

Mailing Address: 5939 W Parkcrest Place

City: Los Angeles State: CA Zip: 90035

Telephone: (646) 706-3889 E-mail: electricturbo@gmail.com

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

Seif O other:

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

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



4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: . Zip:

Telephone: E-mail:

5. JUSTIFICATION/REASON FOR APPEAL
a. Is the entire decision, or only parts of it being appealed? M Entire O Part

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

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

Attach a separate sheet providing your reasons for the appeal. Your reason must state:
O The reason for the appeal O How you are aggrieved by the decision

O Specifically the points atissue O Why you believe the decision-maker erred or abused their discretion

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

Appellant Signature: 90@ KM Date: ///2/2/

GENERAL APPEAL FILING REQUIREMENTS

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

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

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

b. Electronic Copy

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

c. Appeal Fee

O Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application
receipi(s) to calculate the fee per LAMC Section 19.01B 1.

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

d. Notice Requirement

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

O Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City
Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.

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



SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

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

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

O Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider's statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

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

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

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

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the
Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the
City of Los Angeles Building Code)

b. Notice Requirement

O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

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

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

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

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



G. NUISANCE ABATEMENT

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

NOTE:

- Nuisance Abatement is only appealable to the City Council.

a. Appeal Fee

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

2. Plan Approval/Compliance Review

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

a. Appeal Fee

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

NOTES

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

individual on behalf of self.

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

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

This Section for City Planning Staff Use Only

Base Fee:

Reviewed & Accepted by (DSC Planner):

Date:

Receipt No:

Deemed Complete by (Project Planner):

Date:

O Determination authority notified

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

CP-7769 Appeal Application Form (1/30/2020)
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I’'m appealing based on reasons listed below:

1. The height of the building (5 stories/ 57ft) would be the tallest in the area that could obstruct
our rooftop deck view (south) resulting in long-term damages and property devaluation. The
current tallest townhomes/apartments in the area are around 3-stories tall.

2. The 20-unit apartment with the underground garage (24 parking spaces) would bring heavy
traffic congestions in the already narrow street (Hi Point St.) where two cars can barely pass
from each way simultaneously.

3. The construction with such a large project with the underground garage would add more
blockages impacting our free access to the street where there already have been 2-3
constructions currently going on the same street for the past 2-3 years. Also It would be
adding more excessive noise and construction debris/dusts affecting quality of the living life

and health.



APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist

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

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

A. APPELLATE BODY/CASE INFORMATION
1. APPELLATE BODY

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

Regarding Case Number: DIR-2020-2067-TOC

Project Address: 1447 South Hi Point St.

Final Date to Appeal: 01/14/2021

2. APPELLANT

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

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

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

O Representative O Owner O Aggrieved Party
O Applicant O Operator

3. APPELLANT INFORMATION

Appellant's Name: Sarah Reed

Company/Organization:

Mailing Address: 5937 W Parkcrest Place

City: Los Angeles State: CA Zip: 90035

Telephone: (619) 254-7581 E-mail: sarah.millan@gmail.com

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

O self O other:

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

CP-7769 Appeal Application Form (1/30/2020) Page 1 of 4
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4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: . Zip:

Telephone: E-mail:

5. JUSTIFICATION/REASON FOR APPEAL

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

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

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

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

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

Appellant Signature: Sarak W Date: 1/12/21

GENERAL APPEAL FILING REQUIREMENTS

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

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

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

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

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

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

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

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

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

O Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’'s statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

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

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

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

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the
Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the
City of Los Angeles Building Code)

b. Notice Requirement
O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

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

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

b. Notice Requirement
O Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
O Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of
receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT

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

NOTE:
- Nuisance Abatement is only appealable to the City Council.

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

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

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

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

NOTES

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

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

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:
Receipt No: Deemed Complete by (Project Planner): Date:
O Determination authority notified O Original receipt and BTC receipt (if original applicant)
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To Whom it may concern:

| am appealing the recently approved plan on 3 main grounds: The excessive height of the property, the
added density to the neighborhood, and the level of disturbance to the community as a whole.

First, the height of the approved plan is currently two stories above the currently permitted
height requirements for this zone. All other properties on the 1400 block of South Hi Point St, between
Saturn and Pico, are no higher than four stories. Those homes that are four stories, and therefore, above
the 3-story height requirement, are open rooftops that do not necessarily block additional light from
their neighbors. A building of this height would tower over our residences and would be
disproportionately large compared to all other residences on our block. This would significantly damage
the uniformity and aesthetic of our community. The proposed project also lays directly in the path of the
sunlight that illuminates our home throughout the day. A project of this scale would block essentially all
natural light in our home.

We are also concerned about the increase in population density that the proposed project
would create in our community. There are now constant fights for street parking and egress from
driveways in our community that did not exist just a few years ago before numerous projects were
approved erecting communities on lots that were previously single-family homes. This is an issue even
despite the construction of parking garages because there are more vehicles than there are parking
spaces.

The approval of yet another large-scale construction project within our block is an additional
concern. There are currently 2 active construction sites adjacent to our home (1437 Hi Point St) and
directly across the street (1444 Hi Point St). There is yet another large-scale project within
approximately 100 yards. These multiple ongoing active projects have led to severe congestion in our
street in mornings and on weekends. There have been numerous instances where traffic on our block
has completely stopped and residents had no way to enter or exit their driveway. This chaos gets in the
way of our ability to live our lives and be productive members of our community. There has been
constant noise in the past 2 years from every direction. During the period of the pandemic, this noise
has interfered with the work of community members who have been forced to work from home but
now have to combat the noise. Another project of this scale will further compound these issues.

These are only a few of the concerns we have about the proposed project. Any possible benefits
of such a project are heavily outweighed by negatives: worsening congestion in our community, loss of a
community character, and decrease in the value of nearby properties, among others. We, along with
numerous members of our community, strongly protest this project and appreciate your consideration.



APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist

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

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

A. APPELLATE BODY/CASE INFORMATION

1. APPELLATE BODY

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

Regarding Case Number: DIR-2020-2067-TOC
Project Address: 1447 South Hi Point St.
Final Date to Appeal: 01/14/2021

2. APPELLANT

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

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

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

O Representative O Owner O Aggrieved Party
O Applicant O Operator

3. APPELLANT INFORMATION

Appellant's Name: Katelyn Foley

Company/Organization:

Ma|||ng Address: 5935 W Parkcrest PI

City: Los Angeles State: CA Zip: 90035

Telephone: (310) 486-1831 E-mail: katelyn.foley@gmail.com

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

Self O other:

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

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: . Zip:

Telephone: E-mail:

5. JUSTIFICATION/REASON FOR APPEAL

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

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

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

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

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

O Specifically the points atissue O Why you believe the decision-maker erred or abused their discretion

6. APPLICANT’S AFFIDAVIT

| certify that the statementg contaiied in this application are complete and true:
Appellant Signature: ﬁ ﬁ'enf Date: 1112121

- v

GENERAL APPEAL FILING REQUIREMENTS

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

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

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

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

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

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

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

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

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

O Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I.

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’'s statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

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

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

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

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the
Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the
City of Los Angeles Building Code)

b. Notice Requirement
O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

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

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

b. Notice Requirement
O Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
O Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of
receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT

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

NOTE:
- Nuisance Abatement is only appealable to the City Council.

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

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

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

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

NOTES

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

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

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:
Receipt No: Deemed Complete by (Project Planner): Date:
O Determination authority notified O Original receipt and BTC receipt (if original applicant)
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To Whom it may concern:

| received notice of a new plan directly next door to my property, and | am appealing the project for
three reasons: 1) height that will block natural light coming into my home and drastically reduce my
property value, 2) additional density in a neighborhood that was formerly homes and is now overrun
with apartment buildings, and 3) an additional construction project in a neighborhood with two active
construction projects in the same block, and multiple demolition and construction projects in the next
block south.

First, the building plans show 4 levels, the 4" of which is not a rooftop deck like other properties in the
block but is an enclosed floor. This height will eliminate sunlight coming into the Parkcrest Place homes
and block the south view from the rooftop deck — a major selling point when | purchased the home and
a driver of devaluation if blocked.

Secondly, our neighborhood has gone through a massive transition from single-family homes to small lot
townhouses and apartments in the past several years. This transition is putting a major strain on the
street, which is congested with vehicles and parked cars at all hours of the day. We are also close to
several commercial businesses on Pico Blvd, which further augment the number of individuals in the
vicinity on a daily basis.

Finally, there are currently 2 active construction sites adjacent to our home (1437 Hi Point St) and
directly across the street (1444 Hi Point St). There is yet another large-scale project within
approximately 100 yards, and demolition notices have been placed on 1459 Hi Point St. These projects
have introduced significant noise from early morning to late night hours and congestion from workers
entering and exiting the area. They often block our driveway and work before and past daytime hours,
disrupting us while we work from home but also waking us up in the mornings.

| do not believe that the individual planning this property at all considered the wellbeing of neighbors,
property values in the neighborhood, or the number of simultaneous construction projects occurring. |
find the proposal detrimental to my community and my wellbeing and | strongly appeal its approval as a
homeowner and taxpayer in Los Angeles. | implore further investigation into whether another project in
this neighborhood is aligned with the greater good of my community.

Sincerely,
Katelyn Foley

Owner, 5935 W Parkcrest PI



APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist

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

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

A. APPELLATE BODY/CASE INFORMATION
1. APPELLATE BODY

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

Regarding Case Number: DIR-2020-2067-TOC; ENV-2020-2068-CE

Project Address: 1447 South Hi Point

Final Date to Appeal: 01/14/2020

2. APPELLANT

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

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

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

O Representative 3 Owner O Aggrieved Party
O Applicant 3 Operator

3. APPELLANT INFORMATION

Appellant's Name: Elaine Johnson

Company/Organization: L A GLO Inc.

Mailing Address: 1451 S. Hi Point

City: Los Angeles State: CA Zip: 90035

Telephone: (213) 700-4140 E-mail: hipointapts @gmail.com

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

Self O other:

b. Is the appeal being filed to support the original applicant’s position? O Yes No
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4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable): Jamie T. Hall

Company: Channel Law Group, LLP

Mailing Address: 8383 Wilshire Bivd., Suite 750

City: Beverly Hills State: CA . Zip: 90211
Telephone: (310) 982-1760 E-mail: jamie.hall@channellawgroup.com

5. JUSTIFICATION/REASON FOR APPEAL
a. Is the entire decision, or only parts of it being appealed? 4 Entire O Part
b. Are specific conditions of approval being appealed? O Yes M No

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

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

6. APPLICANTS AFFIDAVIT
| certify that the stateme cqntained in this application are complete and true:

Appellant Signature: { ¢ 0 10 &Wﬁ?’? Date: /° /3 /

G L APPEAL FILING REQUIREMENTS

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

1. Appeal Documents

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

B4 Appeal Application (form CP-7769)
[4 Justification/Reason for Appeal
Copies of Original Determination Letter

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

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

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

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

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

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 .

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

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

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

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

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee

O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the

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

b. Notice Requirement

O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

O 2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved

person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as
noted in the determination.

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

b. Notice Requirement
O Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.

O Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of
receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:
- Nuisance Abatement is only appealable to the City Council.

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

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

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

NOTES

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

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

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:
Receipt No: Deemed Complete by (Project Planner): Date:
O Determination authority notified O Original receipt and BTC receipt (if original applicant)
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Channel Law Group, LLP

8383 Wilshire Blvd.
Suite 750
Beverly Hills, CA 90211

Phone: (310) 347-0050
Fax: (323) 723-3960
www.channellawgroup.com
JULIAN K. QUATTLEBAUM, III Writer’s Direct Line: (310) 982-1760

JAMIE T. HALL * jamie.hall@channellawgroup.com
CHARLES J. McLURKIN

*ALSO Admitted in Texas

January 13, 2020

VIA ELECTRONIC UPLOAD

City of Los Angeles

Dept. of City Planning

221 N. Figueroa St., Suite 1350
Los Angeles, CA 90012

Re: Justifications of Appeal of Transit Oriented Community Project Located at
1447 South Hi Point Street (DIR-2020-2067-TOC; ENV-2020-2068-CE)

To Whom It May Concern:
This firm represents Elaine Johnson (“Appellant”). This letter outlines the justifications
for the appeal of the Transit Oriented Community Project located at 1447 S. Hi Point Street

(“Project”), which was approved by the Planning Director on December 30, 2020.

1. Appellant’s Standing

Appellant is the President of the L A GLO, Inc., which is the owner of the adjacent
apartment complex located at 1451 S. Hi Point Street. As such, Appellant has standing to file this
appeal because Appellant is an owner of adjacent property. Documentation pertaining to
property ownership and the corporation and its officers/directors is attached hereto as Exhibit A.
A utility bill demonstrating ownership is also included. Appellant is aggrieved because the
Project will result in loss of privacy, sunlight and create excessive noise. Appellant’s tenants will
be unduly impacted - especially in light of the fact that many are forced to work from home due
to the current pandemic.

2. The Proposed Project

According to the Determination Letter issued for the Project, the project proposes the
demolition of one (1) existing single-family residential structure, and the construction, use, and
maintenance of a new (5) five-story, 57-foot-high multi-family residential building with 20
dwelling units over one (1) level of subterranean parking. There are 11 non-protected trees on the
site, which will be removed due to construction, and one (1) non-protected tree in the public



right-of-way, which will remain. The proposed building will encompass approximately 20,093
square feet in total building area, resulting in a Floor Area Ratio (FAR) of approximately 3.78:1

3. The City erroneously concluded that the Project Qualifies as a Tier 3 Project;
The Project is not located within 750 feet of a Major Transit Stop.

The Director’s Determination states as follows: “the project is located within a Tier 3
Transit Oriented Communities Affordable Housing Incentive Area qualified by its proximity to
the intersection of a Major Transit Stop. The project site is located within 750 feet of the
intersection of one Rapid Bus Line (Metro Rapid Line 780) and one Regular Bus Line (Local
Line 7) at the intersection of Pico Boulevard and Fairfax Avenue. As such, the project meets the
eligibility for a TOC Housing Development to be located within 750 feet of a Major Transit
Stop.” The Director erred in making this determination. As shown below, the distance from the
closest point of the lot to the middle of the Pico Boulevard/Fairfax Avenue intersection is
approximately 820.5 feet.

4. The Project Does Not Adhere to Applicable Design Guidelines

The City’s TOC Guidelines specifically state that “[p]rojects seeking to obtain Additional
Incentives shall be subject to any applicable design guidelines, including any Community Plan
design guidelines, Specific Plan design guidelines and/or Citywide Design Guidelines and may
be subject to conditions to meet design performance. The conditions shall not preclude the ability
to construct the building with the residential density permitted by Section VI.” The City adopted
Q Conditions for the area in 1992 via Ordinance No. 168193 which contains several design
criteria. The Ordinance states that: “For any building facade greater than forty (40) feet in length,
articulation shall be required for every thirty (30 feet. Minimum depth of modulation of the
facade shall be five (5) feet.” Appellant contends that this is a design guideline and that the
required articulation and depth of modulation has not been provided.



5. The Project is Not Exempt From CEQA

The City is improperly processing the proposed project using an Exemption from the
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, 15332, Article 19
(Class 32 Infill Development). The proposed project is not eligible for a Categorical Exemption
under CEQA. As detailed herein, an Environmental Impact Report (EIR) or Mitigated Negative
Declaration (MND) must be prepared for the project, in conformance with the requirements of
the CEQA.

a. CEQA Standard for Use of a Categorical Exemption

The City is improperly claiming that “there is no substantial evidence demonstrating that
an exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.”
However, substantial evidence demonstrates that the project is not eligible for a Class 32 — Infill
Development Exemption. As detailed in CEQA Guidelines Section 15332, to use a Class 32
Exemption, a project must meet the following conditions:

15332. IN-FILL DEVELOPMENT PROJECTS

Class 32 consists of projects characterized as in-fill development meeting the
conditions described in this section.

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

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

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

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

(e) The site can be adequately served by all required utilities and public services.
Note: Authority cited: Section 21083, Public Resources Code. Reference: Section
21084, Public Resources Code.

The proposed project is not consistent with the applicable general plan designation and
all applicable general plan policies as well as with the applicable zoning designation and
regulations, and therefore does not comply with CEQA Guidelines Section 15332(a). The Project
is not consistent with Ordinance No. 168193 which outlined the Q Conditions applicable for the
area. See Ordinance No. 168193 attached as Exhibit B. In addition, the proposed project would
result in significant construction noise impacts requiring mitigation, and therefore does not
comply with CEQA Guidelines Section 15332(d), which precludes use of a Class 32 Exemption
for projects that would result in significant effects relating to traffic, noise, air quality, or water
quality.

In addition, as detailed in CEQA Guidelines Section 15300.2, there are exceptions to
when a Categorical Exemption may be used:

15300.2. EXCEPTIONS
(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where
the project is to be located — a project that is ordinarily insignificant in its
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impact on the environment may in a particularly sensitive environment be
significant. Therefore, these classes are considered to apply all instances,
except where the project may impact on an environmental resource of
hazardous or critical concern where designated, precisely mapped, and
officially adopted pursuant to law by federal, state, or local agencies.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when
the cumulative impact of successive projects of the same type in the same
place, over time is significant.

(c) Significant Effect. A categorical exemption shall not be used for an activity
where there is a reasonable possibility that the activity will have a significant
effect on the environment due to unusual circumstances.

(d) Scenic Highways. A categorical exemption shall not be used for a project
which may result in damage to scenic resources, including but not limited to,
trees, historic buildings, rock outcroppings, or similar resources, within a
highway officially designated as a state scenic highway. This does not apply
to improvements which are required as mitigation by an adopted negative
declaration or certified EIR.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a
project located on a site which is included on any list compiled pursuant to
Section 65962.5 of the Government Code.

(f) Historical Resources. A categorical exemption shall not be used for a project
which may cause a substantial adverse change in the significance of a
historical resource.

The proposed project is not eligible for a Categorical Exemption pursuant to CEQA
Guidelines Sections 15332(b) and 15332(c) due to both impacts associated with unusual
circumstances and the potential for cumulative impacts. The City cannot act on the project until
the appropriate environmental documentation has been prepared for the project.

b. Noise Impacts

A noise study for the project was prepared by ZMassociates Environmental Corporation.
According to the Director’s Determination, “the study concluded that the project would not result
in any significant impacts and that no mitigation measure are necessary.” However, the
Director’s Determination notes that “standard, industry-wide best practices for construction in
urban or otherwise noise-sensitive areas would ensure that construction noise does not exceed
the noise limit imposed by LAMC Section 112.05. These could include erecting temporary noise
barriers around the project’s perimeter, using mufflers to dampen noise from internal combustion
engines, and warming-up or staging equipment away from sensitive receptors.” These so-called
“standard, industry-wide best practices” are mitigation measures, and the City cannot deem a
project exempt by utilizing mitigation measures. There is no such thing as a “mitigated”
categorical exemption. In evaluating whether a categorical exemption may apply, the City may
not rely on mitigation measures as a basis for concluding that a project is categorically exempt,
or as a basis for determining that one of the significant effects exceptions does not apply. Salmon
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Protection & Watershed Network v. County of Marin (2004) 125 Cal.App.4th 1098. In addition,
the City’s ability to enforce mitigation measures and standard conditions of approval has been
shown to be problematic for other projects.

Notwithstanding these measures, the proposed project will result in significant noise
impacts during construction in the absence of mitigation. The Determination Letter itself admits
that “[c]Jomplete elimination of construction activity noise is technically infeasible.” Although
the mitigation measures, if feasible, may reduce noise levels at 50 feet from the source to 75
dBA Lmax50 consistent with the standards in the LAMC, there are residences within 25 feet of
the source, which would likely experience noise levels in excess of 75dBA. There are sensitive
receptors in the form of small lot subdivisions located to the north and a multi-family residence
owned by Ms. Johnson located to the south.

Finally, there are numerous other ongoing development projects in close proximity to the
project site and the City has completely failed to evaluate the cumulative impacts that would
prevent the City from deeming the Project exempt from CEQA.

Conclusion

For the aforementioned reasons, the appeal of the Director’s Determination for the
Project should be granted. Please note that Appellant reserves the right to supplement the bases

of this appeal. I may be contacted at 310-982-1760 or at jamie.hall@channellawgroup.com if
you have any questions, comments or concerns.

Sincerely,

-

Jamie T. Hall
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LA County Assessor Data

Owner
LA GLO INC

Address
1451 HI POINT

Parcel ID
5068012034

County

Los Angeles, CA
Municipality
Los Angeles

Place
Los Angeles city

Transfer Date
2013-08-01

Sale Price
$3,400,034.00

Market Value (Land)
$2,017,611.00

Market Value (Building)
$1,793,431.00

Acreage
0.20 (calculated)
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L Los Angeles BILL DATE AUTO PAYMENT Page 1 of 11

DWP Department of ladwp.com Dec 22, 2020 Jan 8, 2021
Water & Power ACCOUNT NUMBER AMOUNT DUE

731 938 7001 $1,610.66
CUSTOMER SERVICE CONSOLIDATED BILL

1-800-DIAL-DWP (342-5397)

Monday-Friday: 7 a.m. - 7 p.m.

Saturday: 7 a.m. -2 p.m.

Sunday and holidays: Closed

Available 24/7 for emergency & outage calls Account summarv

Paying Your Bill

Previous Account Balance $1,446.69
AUTOMATIC PAYMENT Payment Received 10/30/20 Thank you -1,446.69
y, Automlaticallylpay from your Remaining Balance $0.00
. .cheoklng, savings or crgdlt card by New Charges +1,610.66
logging in at www./adwp.comy/billpay
ONLINE Total Amount Due $ 1,610.66
X Pay from your checking, savings or
credit card any time by logging in at
www.ladwp. comymyaccount
Summary of New Charges Details on following pages.
m BY PHONE
Pay from your checking, savings or Los Angeles Department of Water and Power Charges
credit card any time by calling
1-877-MYPAYDWP (1-877-697-2939) LA Electric Charges 2,680 kWh $581.55
BY MAIL DWP| |Water Charges 70 HCF $499.90
Place your payment stub and your Fire Service Charges 10/16/20 - 12/21/20 $147.71
check or money order in the 800-342-5397
envelope provided with the bill. Total LADWP Charges $ 1,229.16
IN PERSON
. Via payment drop box LADWP provides billing services for the Bureau of Sanitation. All money collected for the services listed in
the City of Los Angeles Bureau of Sanitation Charges section is forwarded to them.
The 2019 Power Content Label is included in
this bill. City of Los Angeles Bureau of Sanitation Charges
# . SewerCharges $379.37
Solid Waste Charges $2.13

800-773-2489 o
Total Sanitation Charges $ 381.50

Total New Charges $ 1,610.66

Save Energy.
Save Water. Repeat. 6

ladwp.com/save

LA _Feiatiae AUTOMATIC PAYMENT

DWP Water & Power
P.O. Box 30808 ¢ Los Angeles, CA 90030-0808 TH|S |S YOUR BILL
ELECTRONIC SERVICE REQUESTED ACCOUNT NUMBER
731 938 7001
AUTO PAYMENT Jan 8, 2021
LA GLO INC
425 Lorraine Blvd AMOUNT $ 1,610.66

Los Angeles CA 90020

Your payment is scheduled to be
paid automatically on the date
shown above, from the account
you designated .

73193470010000000001E10LES
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ORDINANCE_NO.

An ordinance amending Section 12.04 of cthe Los Angeles Municipal
Code by amending the zoning map.

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS:

Section 1. Section 12.04 of the Los Angeles Municipal Code is
hereby amended by changing the zones and zone boundaries shown upon a
portion of the zone map attached thereto and made a part of Article 2,
Chapter 1, of the Los Angeles Municipal Code, so that such portion of
the zoning wap shall be as follows: '
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{Pico Fairfax)

PERMANENT ({Q] QUALIFIED CONDITIONS

Section 2., Pursuant to Section 12.32-K of the Losa hngeles Municipal Code and
the amendments thereto, the following limitations are hereby imposed upon the
use of that property shown in Section 1 herecf which are subject to the
Permanent "Q" Qualified classification.

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

Building Heights: No building or structure located on the subject property
shall exceed 35 feet in height, as defined by Municipal Code Section
12.03.

Building Mass: For any building facade greater than forty (40) feet in
length, articulation shall be reguired for every thirty (30) feet. Minimum
depth of modulation of the facade shall be five (%) feet.

Balconies (Adjacent to single_ family): Above the first floor there shali
be no balconies which have a line of sight to any adjacent existing single
famlly wuse, wunless the latter is the last such use amohg abutting
propertiese and sueh properties are designated for multi-family or less
restrictive uses by the General Plarm.

-Energy Conservation: Prior to the construction of any project, the

Department of Water and Power and the Southern California Gas Company
shall be consulted regarding feasibkble energy conservation features which
can be incorporated into the design of the project.

Graffiti Removal and Deterrence: The owners and all successors shall
acknowledge applicability of the graffiti removal and deterrence
requirements of the Municipal Code to this project as contained in
Sections 91.B101(f), 91.8904.1 and 91.1707({e), particularly with regard to
the folleowing: '

a. The first nine feet of exterior walls and doors, measured from grade,
shall be bullt and maintained with a graffiti registant finish
consisting of either a hard, smooth, permeable surface such as
ceramic tile, baked enamel or a renewable coating of an approved,
anti-graffiti material or a combination of both [Sec. 21.1707(e)].
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b. The period for compliance with a graffiti removzl order issued by the
Building and safety Department is 15 days following which period with
failure to perform, the city or its contractor is empowered to enter
upon the premises to remove such graffiti with costs aceruing te the
cwner (91.8904.1); and

c. The périod for compliance with a subsequent order for a subsegquent
occurrence is three days (91.8%04.1B).

d. ' In addition to a, b and c above, exterior walls of new residential
buitldings of other than glass may be covered with clinging vines,
screened by coleander trees or aimilar vegetation capable of covering
or screening entire walls up to the height of at least 9 feet,
excluding windows and signsa,

Landscaped Buffer: Properties adjacent to a single-family zone shall
provide a landscaped buffer along the side property line. and along the
rear property line. Walkways and driveways shall be permitted to creoss any
buffer. However, no buildings or structures may be permitted within the
buffer with the exception of retaining walls and fences. This condition is
not intend?d to limit the buildable area used to calculate the floor area
ratio.

Landgcaping - Plan: All open areas not uged for buildings, driveways,
parking areas, recreational facilities or walks s8hall be attractively
landscaped and maintained, including an automatic irrigation plan, in
accordance with a landscape plan prepared by a licensed ' landscape
architect, licensed architect, or landsgcape contractor to the satigfaction
of the Planning Department.

Landscaping - Xeriscape: Maintenance of the landscaping which will be
required shall be in compliance with the Xeriscape Ordinance (No.
163,532), which imposes numerous water conservation measures in landscape
installation and maintenance.

Open Space: A minimum of 100 eguare feet of usable open space shall be
provided for each dwelling unit. Parking areas, drivewaya, front vyard
setback areas and rooftops shall not be included as open space. To be
considered as usable open space the project shall meet the following
criteria:

a. Private Open Space: Patios and yards (located at ground level or the
first habitable room level) which are part of a single dwelling unit
and are enclosed by solid screen material at least four feet in
height may be included as usable open space provided said areas have
a horizontal dimension of at least 15 feet in width,

3
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b. Comman Usable Open Space: Each common usable open apace area shall
have a total area of at least 400 sguare feet and shall have an
average width of 20 feet with no width lesa than 15 feet at any
point. -
Recreation rooms at least 600 sguare feet in area may qualify as
common open space, but shall not exceed more than 25 percent of total
open space regquired.

Common open space areae shall incorporate recreational amenities such
ag swimming pocls, apas, picnic tables, benches, tot lots, ball
courts, barbecue areas, gitting areas, ete., to the satiasfaction of
the Department of City Planning. (Note: amenities that meet the
Department of Recreation and Parks specifications pursuant to Section
17.12F LAMC may be credited against fees required under Section 12.33
of the LAMC). ‘

A minimum of 50 percent of the common usable open space areas shall
be planted in ground cover, shrubs or trees and shall include at
least one 24-inch box tree for every three dwelling units (Trees
shall be planted within open space areas). An automatic irrigation
syatem shall be provided for all redquired landscaped areas.
Landscaped areas located on top of a parking garage or deck shall be
contained within permanent planters at least 30 inches in depth (12
inches for lawn/ground cover) and properly drained.

c. Noise Impact Mitigation: Active recreaticnal uses such as swimming
pocls and barbecue areas, shall not be leocated immediately adjacent
to residential uses, to the satisfaction of the Department of City
Planning. :

Parking: The location of parking areas shall be arranged and located in
areas which will not be detrimental to residents of adjacent properties.
Tandem parking may be used only for the spaces which are assigned and
deaignated for a single residential unit.

Parking Garage and Screening: A parking garage. shall be permitted to rise
a maximum of five feet in height above the natural existing grade.
Above-grade parking shall be visually screened from frontage streets by
landscaping and/or architectural features to the satisfaction of the
FPlanning Department. '

Parking ~ Guest: Guest parking signs shall be clearly posted at building’
entrances. The signe shall be in large, easy to read lettering and shall
indicate the -general location of guest parking. Sign wording shall be to
the satisfaction of the Planning Department and shall indicate the number
of reserved guest parking spaces. If any guest parking is located behind
security gates, the following shall apply: '
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(a) A remote electronic gate opening system shall be installed so that
the security gate can be opened from each residential unit served by
the gecured guest parking; '

(b} An electronic intercommunication system shall be installed. The
system shall be readily accesasible to the drivers of guest vehicles
and to the units served by the secured guest parking;

{c}) The security gate shall be set back at least 18 feet from the
vehiclea and to prohibit blockage or interference with the public
right of way by waiting guest wvehicles; )

{(d) Alternatives to the provieions of this condition may ke approved by
the Planning Department provided that the intent of readily
accessible guest parking facilities and no interference with the
public right of way is agsured.

Parking - Residential: Any multiple residential use of the subject
property shall provide for resident parking on the subject property as
required by Municipal Code Section 12.21-A.4{a), or any amendment thereto,
and guest parking at a ratio of at least cne quarter space per rental
dwelling unit and cne half space per condominium dwelling unit in excess
of that required by the Municipal Code. Any designated guest parking shall
be clearly identified and readily accesaible to guest of the project.

a. Tandem parking may be used only for the spaces which are assigned and

designated for a single residential unit. Guest parking shall not be
tandem.

b. Guest parking signs shall be clearly posted at building entrances.
The signs shall be in large, easy t¢ read lettering and shall
indicate the general locaticon of guest parking. Sign wording shall be
to the gatiafaction of the Planning Department and shall indicate the
number of reserved guest parking spaces.

c. If any guest parking is located behind security gates, the following
shall apply:

1} A remote electronic gate opening system shall be installed so
that the security gate can be opened from each residential unit
served by the secured guest parking.

2) An electronic intercommunication system shall be installed. The
system shall be readily accessible to the drivers of guest
vehicles and to praohibit blockage or interference with the
public right of way by waiting guest vehicles.

3) The security gate shall be set back at least 18 feet from the
public right eof way so as to provide a waiting area for guest
vehicles and to prohibit blockage or interference with <the
public right of way by waiting guest vehicles.
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4} Alternatives to the provisions of this condition may be approved
by the Planning Department provided that the intent of readily
accesasible guest parking facilities and no interference with the
public right of way is assured.

Plang: Prior to the issuance of building permits, detailed development
plans, including a complete landscape plan and irrigation plan, shall be
submitted to the satisfaction of the Planning Department.

Strect Trees: Street trees shall be planted at a ratio of at leaat one for
every 500 square feet of lot area not utilized for buildings.

Trash and Other Storage: Open areas devoted to trash storage or other
storage shall not be located adjacent to a residential use or shall be
buffered so as not to result in noise, odor or debrie impacte on any
adjacent residential use.

Wallg: Except where prohibited by law, a golid decorative masonry block
wall, a minimum of & feet in height, shall be constructed along any common
property line between the subject property and any adjoining property
containing a single famlily residential use, if no such wall already exists
along said property line. There shall be no openings, except for a
lockable gate provided for landscape maintenance work or as may be
required by the Municipal Code. A wall is not required along any common
property line with an adjoining multi=-family reasidential use.

Water Conservation: The Department of Water and Power shall be consulted
regarding feasible water conservation features which can be incorporated
in the desiqn of any project.




Sec......-..._\_g..' ................ The City Clerk shall certify to the passage ol this
ordinance and cause Lhe same 10 be pubiished in some daily newspaper printed and

published in the City of Los Angeles.

[ hereby certify that the foregoing ordinance was passed by the Council of the

City of Los Angeles, at its meeting of ... AUB 18 1992 .........

IAS MARTINEZ, Cjtx Clerk,

AUG 26 1992

Approved. ...

Approved as to Form and Legality
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APPLICATIONS:

APPEAL APPLICATION

Instructions and Checklist

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

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

A. APPELLATE BODY/CASE INFORMATION
1. APPELLATE BODY

[4 Area Planning Commission [ City Planning Commission [ City Council [ Director of Planning
[0 Zoning Administrator

Regarding Case Number: DIR-2020-2067-TOC

Project Address: 1447 Hi Point Street

Final Date to Appeal: 1/14/2021

2. APPELLANT

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

¥ Person, other than the Applicant, Owner or Operator claiming to be aggrieved
Annette Wong and Brandon Araujo

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

O Representative 3 Owner & Aggrieved Party
O Applicant 3 Operator

3. APPELLANT INFORMATION

Appellant's Name: Annette Wong and Brandon Araujo

Company/Organization:

Mailing Address: 5931 West Parkcrest Place

City: Los Angeles State: CA Zip: 90035

Telephone: 310 980 8268 E-mail: annette.wong1@gmail.com

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

1 Self O other:

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

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



4. REPRESENTATIVE/AGENT INFORMATION

Representative/Agent name (if applicable):

Company:

Mailing Address:

City: State: . Zip:

Telephone: E-mail:

5. JUSTIFICATION/REASON FOR APPEAL

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

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

If Yes, list the condition number(s) here: 5(a), 5(b)

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

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

O Specifically the points atissue O Why you believe the decision-maker erred or abused their discretion

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

1/12/21
Appellant Signature: Date: N

GENERAL APPEAL FILING REQUIREMENTS

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

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

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

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

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

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

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



SPECIFIC CASE TYPES - APPEAL FILING INFORMATION

C. DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC)

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

NOTE:
- Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed.

- Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation),
and always only appealable to the Citywide Planning Commission.

4 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility
bill, property tax bill, ZIMAS, drivers license, bill statement etc.

D. WAIVER OF DEDICATION AND OR IMPROVEMENT
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 .

NOTE:
- Waivers for By-Right Projects, can only be appealed by the owner.

- When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a
project, the applicant may appeal pursuant to the procedures that governs the entitlement.

E. TENTATIVE TRACT/VESTING

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

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

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

F. BUILDING AND SAFETY DETERMINATION

O 1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the
Original Applicant and must provide noticing and pay mailing fees.

a. Appeal Fee
O Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the
Building and Safety determination letter, plus all surcharges. (the fee specified in Table 4-A, Section 98.0403.2 of the
City of Los Angeles Building Code)

b. Notice Requirement

O Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a
copy of receipt as proof of payment.

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

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

b. Notice Requirement
O Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply.
O Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of
receipt must be submitted as proof of payment.
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G. NUISANCE ABATEMENT
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4

NOTE:
- Nuisance Abatement is only appealable to the City Council.

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

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

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

NOTES

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

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

This Section for City Planning Staff Use Only
Base Fee: Reviewed & Accepted by (DSC Planner): Date:
Receipt No: Deemed Complete by (Project Planner): Date:
[0 Determination authority notified O Original receipt and BTC receipt (if original applicant)
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DETERMINATION - Transit Oriented Communities Affordable Housing Incentive Program

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

1. Determine that, based on the whole of the administrative record, the project is
exempt from California Environmental Quality Act (CEQA) pursuant to CEQA
Guidelines, Article 19, 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 with Conditions 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 20 dwelling units, including two (2) units reserved for
Extremely Low Income (ELI) Household occupancy, for a period of 55 years;

a. Yard/Setback. A 30 percent reduction in the required width of the two (2)
side yards to provide a minimum setback of 5 feet 8 inches in lieu of the

minimum 8 feet otherwise required; and



b. Height. A maximum increase of 22 feet in building height to permit a
maximum building height of 57 feet in lieu of the maximum 35 feet
otherwise permitted; and

c. Open Space. A maximum reduction of 25 percent in the required amount
of open space.

3. Adopt the attached Findings.

CONDITIONS OF APPROVAL

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

1.

Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the applicant, stamped “Exhibit A,” and attached to
the subject case file. 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 Planning.
Each change shall be identified and justified in writing.

On-site Restricted Affordable Units. Two units (2), or equal to 10 percent of the total number
of dwelling units, shall be designated for Extremely Low Income Households, as defined by
the Los Angeles Housing and Community Investment Department (HCIDLA) and California
Government Code Section 65915(c)(2).

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

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the HCIDLA to make ten percent of the total number of dwelling
units available to Extremely Low Income Households, for sale or rental as determined to be
affordable to such households by HCIDLA for a period of 55 years. In the event the applicant
reduces the proposed density of the project, the number of required set-aside affordable units
may be adjusted, consistent with LAMC Section 12.22-A,31, to the satisfaction of HCIDLA,
and in consideration of the project’s SB 330 Determination. Enforcement of the terms of said
covenant shall be the responsibility of HCIDLA. The applicant will present a copy of the
recorded covenant to the Department of City Planning for inclusion in this file. The project
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
HCIDLA. Refer to the Density Bonus Legislation Background section of this determination.

Base Incentives.

a. Residential Density. The project shall be limited to a maximum density of 21 residential
dwelling units (equal to a maximum density increase of 70 percent), including On-site
Restricted Affordable Units.

b. Floor Area Ratio (FAR). The project shall be permitted a maximum FAR of 4.5 to 1,
representing a 50% increase in FAR of the underlying residential zone.
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c. Parking.

i.  Automobile Parking. Automobile parking shall be provided consistent with LAMC
Section 12.22-A,31. The proposed development, a Tier 3 project, shall not be
required to exceed 0.5 automobile parking spaces per unit. A greater number of
parking spaces may be provided at the applicant’s discretion.

i. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section
12.21-A,16. In the event that the number of On-Site Restricted Affordable Units
should increase or the composition of such units should change, then no
modification of this determination shall be necessary and the number of bicycle
parking spaces shall be re-calculated consistent with LAMC Section 12.21-A,16.

ii.  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 HCIDLA.

6. Additional Incentives.

a. Yard/Setback. The project shall be permitted a 30 percent reduction in the required width
of two (2) side yards to provide a minimum setback of 5 feet 8 inches in lieu of the minimum
8 feet otherwise required.

b. Height. The project shall be permitted an increase of 22 feet in building height, equal to a
maximum building height of 57 feet, with limited additional height permitted for roof
structures, stairwells, elevator shafts, etc. as permitted by the LAMC. For any increase in
height over 11 feet, the building shall be stepped back at least 15 feet from the exterior
face of the ground floor of the building along any street frontage.

c. Open Space. The project shall be permitted a maximum reduction of 25 percent in the
required amount of open space.

Design Conformance Conditions

7.

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

a. Tree Requirement. The project shall provide at least the minimum number of trees on-
site to comply with the landscape requirement (LAMC Section 12.21 G(a)(3)). Pursuant
to Ordinance No. 170,978, required trees shall not be palm trees.

Building Materials. Each facade of the building shall incorporate a minimum of three (3)
different building materials. Windows, doors, balcony/deck railings, and fixtures (such as
lighting, signs, etc.) shall not count towards this requirement.

Trash. All trash collection and storage areas shall be located on-site and not visible from the
public right-of-way.
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10.

11.

12.

Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping on all exposed
sides (those not adjacent to a building wall).

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.

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

Administrative Conditions

13.

14.

15.

16.

17.

18.

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

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

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

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

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

Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to the
under-grounding of utility lines, that are outside of substantial compliance or that affect any
part of the exterior design or appearance of the project as approved by the Director, shall
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19.

20.

21.

22.

require a referral of the revised plans back to the Department of City Planning for additional
review and sign-off prior to the issuance of any permit in connection with those plans.

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

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

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

Indemnification and Reimbursement of Litigation Costs.

Applicant shall do all of the following:

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

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

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

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

e. Ifthe 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
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defense, the applicant shall not thereafter be responsible to defend, indemnify or hold
harmless the City.

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

For purposes of this condition, the following definitions apply:

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

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

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

PROJECT BACKGROUND

The project site is a single interior lot consisting of approximately 8,839 square feet of lot area.
The subject property is rectangular-shaped and has a street frontage of approximately 52 feet
along the westerly side of Hi Point Street, with an approximate depth of 170 feet. The subject site
is located within the Wilshire Community Plan Area and is zoned [Q]R3-1-O with a corresponding
land use designation of Medium Residential. The “Q” Qualified Condition, established pursuant
to Ordinance Number 168,193, limits the building height to 35 feet, requires articulation at every
30 feet for building facades exceeding 40 feet (minimum depth of fagcade modulation is five feet),
and prohibits balconies above the first floor which have a line of sight to adjacent existing single-
family uses. There is also a prohibition on roof decks; however, this does not apply to the project
which provides a top floor terraced patio rather than a roof deck that is usable for residents. The
“O” Oil Drilling District, established pursuant to Ordinance Number 112,901, pertains to oil drilling
activities and operations which are not a part of the project. The subject property is located within
a Transit Priority Area in the City of Los Angeles (Z1-2452), and is not within the boundaries of
any other specific plan, community design overlay, or interim control ordinance.

The project site is located within a Tier 3 Transit Oriented Communities Affordable Housing
Incentive Area, qualified by its proximity to the intersection of a Major Transit Stop. The project
site is located within 750 feet of the intersection of one Rapid Bus Lines (Metro Rapid Line 780)
and one Regular Bus Line (Local Line 7) at the intersection of Pico Boulevard and Fairfax Avenue.
As such, the project meets the eligibility requirements for a TOC Housing Development to be
located within 750 feet of a Major Transit Stop.

The project proposes the demolition of one (1) existing single-family residential structure, and the
construction, use, and maintenance of a new (5) five-story, 57-foot-high multi-family residential
building with 20 dwelling units over one (1) level of subterranean parking. There are 11 non-
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protected trees on the site, which will be removed due to construction, and one (1) non-protected
tree in the public right-of-way, which will remain. The proposed building will encompass
approximately 20,093 square feet in total building area, resulting in a Floor Area Ratio (FAR) of
approximately 3.78:1. Of the 20 units proposed, two (2) will be one-bedroom units, 10 will be two-
bedroom units, and eight (8) will be three-bedroom units. The project proposes to provide 24
automobile parking spaces in addition to 20 long-term bicycle parking spaces and two (2) short-
term bicycle parking spaces. A total of 2,492 square feet of open space will be provided, divided
among balconies, decks, and a fifth floor garden area. The project will maintain a 15-foot front
yard and 20-foot rear yard, as required by the underlying [Q]JR3-1-O Zone, but will provide reduced
side yard setbacks of a minimum five (5) feet eight (8) inches, in lieu of the otherwise required
eight (8) feet required, through utilization of a TOC incentive, as discussed below.

The project meets all eligibility requirements for the TOC Affordable Housing Incentive Program.
As such, the project is eligible for Base Incentives and up to three (3) additional incentives. As
base incentives, the project is eligible to (1) increase the maximum allowable number of dwelling
units permitted by 70 percent, (2) increase the maximum allowable FAR by 50 percent, and (3)
provide automobile parking at a ratio of 0.5 spaces per unit. The project is seeking a 70 percent
density increase from 12 units to 20 units and an increase in FAR to 3.78:1 and will provide at
least the minimum number of parking spaces required. As Additional Incentives, the project is
requesting (1) a maximum 22-foot increase in building height, (2) a maximum reduction of 30
percent in the required width of both side yard setbacks, and (3) a maximum reduction of 25
percent in the required amount of open space. The project meets the TOC Guideline requirements
of providing at least 11 percent of the base units for Extremely Low Income Households in
exchange for being granted the additional incentives. The project is setting aside two (2) units for
Extremely Low Income Households, which equates to 18 percent of the 11 base units permitted
through the underlying zoning of the site.

SURROUNDING PROPERTIES

Surrounding properties are generally developed with commercial, single-family residences, and
multi-family residential uses. Properties abutting the subject site to the west are zoned [Q]R3-1-
O and improved with three- and four-story apartment buildings. Properties to the east across Hi
Point Street are also zoned [Q]R3-1-O and developed with one- to four-story single-family homes,
condominiums, and small lot buildings. Properties to the north are zoned [Q]JR3-1-O and C4-1-0O,
and include both single-family and multi-family residential structures as well as a McDonald’s
Drive-Thru restaurant and a commercial strip mall. Properties to the south across Saturn Street
are zoned [Q]R3-1-O and R1R3-RG-0O, and include a mix of single-family residences and multi-
story apartment buildings.

STREETS

Hi Point Street, abutting the property to the east, is designated Local Street — Standard, dedicated
to a right-of-way width of 60 feet and is improved with asphalt roadway and concrete curb, gutter,
and sidewalk.

HOUSING REPLACEMENT

Pursuant to LAMC Section 12.22-A,31(b)(1), a Housing Development located within a Transit
Oriented Communities (TOC) Affordable Housing Incentive Area shall be eligible for TOC
Incentives if it meets any applicable replacement requirements of California Government Code
Section 65915(c)(3) (California State Density Bonus Law).
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Assembly Bill 2222 (AB 2222) amended the State Density Bonus Law to require applicants of
density bonus projects filed as of January 1, 2015 to demonstrate compliance with the housing
replacement provisions which require replacement of rental dwelling units that either exist at the
time of application of a Density Bonus project, or have been vacated or demolished in the five-
year period preceding the application of the project. This applies to all pre-existing units that have
been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to
persons and families of lower or very low income; subject to any other form of rent or price control;
or occupied by Low or Very Low Income Households.

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

In addition to the requirements of California State Density Bonus Law, on October 9, 2019, the
Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 330 creates new state laws
regarding the production, preservation and planning for housing, and establishes a statewide
housing emergency until January 1, 2025. During the duration of the statewide housing
emergency, SB 330, among other things, creates new housing replacement requirements for
Housing Development Projects by prohibiting the approval of any proposed housing development
project on a site that will require the demolition of existing residential dwelling units or occupied
or vacant “Protected Units” unless the proposed housing development project replaces those
units.

The Department of Housing and Community Investment (HCIDLA) has determined, per the
Housing Crisis Act of 2019 (SB 330) Replacement Unit Determination, dated December 3, 2020,
that there are no units subject to replacement pursuant to the requirements of the Housing Crisis
Act of 2019 (SB 330).

The project proposes a 20-unit residential development with two (2) units restricted to Extremely
Low Income Households as well as eight (8) three-bedroom units. As such, the project meets the
eligibility requirement for providing replacement housing consistent with California Government
Code Sections 65915(c)(3) (State Density Bonus Law) and 66300 (Housing Crisis Act of 2019).
The Determination made by HCIDLA is attached to the subject case file and provides additional
information.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
ELIGIBILITY REQUIREMENTS AND APPLICATION AND APPROVALS

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

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide
On-Site Restricted Affordable Units at a rate of at least the minimum percentages
described below. The minimum number of On-Site Restricted Affordable Units shall be
calculated based upon the total number of units in the final project.
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a. Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely
Low Income (ELI) income households, 11% of the total number of dwelling units
shall be affordable to Very Low (VL) income households, or 20% of the total
number of dwelling units shall be affordable to Lower Income households.

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

The project site is located within a Tier 3 TOC Affordable Housing Incentive Area. As part
of the proposed development, the project is required to reserve ten percent of the total
number of on-site dwelling units for Extremely Low Income Households. The project will
reserve a total of two (2) on-site dwelling units for Extremely Low Income Households,
which equates to ten percent of the 20 total dwelling units proposed as part of the Housing
Development. As such, the project meets the eligibility requirement for On-Site Restricted
Affordable Units.

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

As defined in the TOC Guidelines, a Major Transit Stop is a site containing a rail station
or the intersection of two or more bus routes with a service interval of 15 minutes or less
during the morning and afternoon peak commute periods. The project site is located within
750 feet of the intersection of one Rapid Bus Lines (Metro Rapid Line 780) and one
Regular Bus Line (Local Line 7) at the intersection of Pico Boulevard and Fairfax Avenue.
As such, the project meets the eligibility requirements for a TOC Housing Development to
be located within 750 feet of a Major Transit Stop.

3. Housing Replacement. A Housing Development must meet any applicable housing
replacement requirements of California Government Code Section 65915(c)(3), as verified
by the Department of Housing and Community Investment (HCIDLA) prior to the issuance
of any building permit. Replacement housing units required per this section may also count
towards other On-Site Restricted Affordable Units requirements.

Pursuant to the Determination made by the Housing and Community Investment
Department (HCIDLA) dated December 3, 2020, the proposed project is not required to
provide any replacement units. The project proposes a 20-unit residential development
with two (2) units restricted to Extremely Low Income Households as well as eight (8)
three-bedroom units. Therefore, the project meets the eligibility requirement for providing
replacement housing consistent with California Government Code Section 65915(c)(3).

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

5. Base Incentives and Additional Incentives. All Eligible Housing Developments are
eligible to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to
three Additional Incentives listed in Section VIl of the TOC Guidelines may be granted
based upon the affordability requirements described below. For the purposes of this
section below “base units” refers to the maximum allowable density allowed by the zoning,
prior to any density increase provided through these Guidelines. The affordable housing
units required per this section may also count towards the On-Site Restricted Affordable
Units requirement in Section IV.1 above (except Moderate Income units).

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

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

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

As an Eligible Housing Development, the project is eligible to receive the Base Incentives
listed in the TOC Guidelines. The project is seeking three (3) Additional Incentives: 1) a
maximum 22-foot increase in building height; (2) a maximum reduction of 30 percent in
the required width of both side yard setbacks; and (3) a maximum reduction of 25 percent
in the required amount of open space. The project may be granted three (3) Additional
Incentives for reserving at least 11 percent of the base units for Extremely Low Income
Households. The project is setting aside two (2) units for Extremely Low Income
Households, which equates to approximately 18 percent of the 11 base units permitted
through the underlying zoning of the site. As such, the project meets the eligibility
requirements for both on-site restricted affordable units and Base and Additional
Incentives.

6. Projects Adhering to Labor Standards. Projects that adhere to the labor standards
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in
Section VII of these Guidelines (for a total of up to five Additional Incentives).
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The project is not seeking additional incentives beyond the three (3) permitted in exchange
for reserving at least of reserving at least 11 percent of the base units for Extremely Low
Income Households. The project is setting aside two (2) units for Extremely Low Income
Households, which equates to 18 percent of the 11 base units permitted through the
underlying zoning of the site. As such, the project need not adhere to the labor standards
required in LAMC Section 11.5.11, and this eligibility requirement does not apply.

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

The proposed building is located on one (1) lot. The entirety of the lot is located within a
Tier 3 TOC Affordable Housing Incentive Area. Therefore, this eligibility requirement does

not apply.

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier,
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted
Affordable Housing units required for any lower Tier and be limited to the Incentives
available for the lower Tier.

The applicant has not selected a Lower Tier and is not providing the percentage of On-
Site Restricted Affordable Housing units required for any lower Tier. As such, this eligibility
requirement does not apply.

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

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

apply.

10. Design Conformance. Projects seeking to obtain Additional Incentives shall be subject
to any applicable design guidelines, including any Community Plan design guidelines,
Specific Plan design quidelines and/or Citywide Design Guidelines and may be subject to
conditions to meet design performance. The conditions shall not preclude the ability to
construct the building with the residential density permitted by Section VI.

The project seeks three (3) Additional Incentives and therefore has demonstrated
conformance to the Citywide Design Guidelines. The proposed development has been
conditioned to ensure a well-designed project and compliance with the Design Guidelines.
The project has been conditioned to provide a pedestrian-friendly environment through
the provision of landscaping, a prominent entryway, and screening of any mechanical
equipment or parking areas from the public right-of-way. The project has also been
conditioned to incorporate a variety of building materials to create visually interesting
building fagades and minimize impacts on surrounding properties.

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

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

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

The record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. The California Health & Safety Code Sections 50052.5
and 50053 define formulas for calculating affordable housing costs for extremely low,
very low, and lower income households. Section 50052.5 addresses owner-occupied
housing and Section 50053 addresses rental households. Affordable housing costs are
a calculation of residential rent or ownership pricing not to exceed 25 percent gross
income based on area median income thresholds dependent on affordability levels.

The list of Additional Incentives in the Transit Oriented Communities Guidelines were
pre-evaluated at the time the Transit Oriented Communities Affordable Housing
Incentive Program Ordinance was adopted to include types of relief that minimize
restrictions on the size of the project. As such, the Director will always arrive at the
conclusion that the Additional Incentives are required to provide for affordable housing
costs because the incentives by their nature increase the scale of the project.

Height. The requested incentive for an increase in building height is expressed in the
Menu of Incentives in the TOC Guidelines which permit exceptions to zoning
requirements that results in building design or construction efficiencies that facilitate the
creation of affordable housing. Specifically, a Tier 3 project is permitted a maximum
increase of two (2) stories and 22 feet in building height, resulting in a total maximum
building height of 57 feet in lieu of the maximum 35 feet otherwise permitted by the
underlying [Q]R3-1-O zone. This requested incentive will allow the developer to increase
the height of the structure to allow the units reserved for affordable housing to be
constructed and increase the overall space dedicated to residential uses. These
incentives support the applicant’s decision to reserve two (2) units for affordable
housing.

Yard/Setback. The requested side yard incentive, including two (2) side yard reductions
of a maximum of 30 percent, is expressed in the Menu of Incentives in the Transit
Oriented Communities Guidelines which permit exceptions to zoning requirements that
result in building design or construction efficiencies that facilitate the creation of
affordable housing. This requested incentive will allow the developer to expand the
building footprint and allow for the construction of more units, including affordable units,
while remaining in compliance with all other applicable zoning regulations. These
incentives support the applicant’s decision to reserve two (2) units for affordable
housing.

Open Space. The requested open space incentive, including a 25% reduction in the
permitted open space area, is expressed in the Menu of Incentives in the Transit
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Oriented Communities Guidelines which permit exceptions to zoning requirements that
result in building design or construction efficiencies that facilitate affordable housing
costs. The requested incentive allows the developer to utilize more of the total building
square footage for residential units, which facilitates the creation of more affordable
units, while remaining in compliance with all other applicable zoning regulations. The
incentive further supports the applicant’s decision to reserve two (2) units for Extremely
Low Income Households and facilitates the creation of affordable housing units.

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

There has been no evidence provided that indicated that the proposed incentives will
have a specific adverse impact upon public health and safety or the physical
environment, or on any real property that is listed in the California Register of Historical
Resources. A "specific adverse impact" is defined as, "a significant, quantifiable, direct
and unavoidable impact, based on objective, identified written public health or safety
standards, policies, or conditions as they existed on the date the application was
deemed complete" (LAMC Section 12.22.A.25(b)). The project does not involve a
contributing structure in a designated Historic Preservation Overlay Zone or on the City
of Los Angeles list of Historical-Cultural Monuments. According to ZIMAS, the project is
located in a Methane Zone. As a result, the project will be required to comply with all
applicable regulations which will prevent any adverse impacts. The project is not located
on a substandard street in a Hillside area or a Very High Fire Severity Zone. The project
is required to comply with all other pertinent regulations including those governing
construction, use, and maintenance, and will not create any significant direct impacts on
public health and safety. Therefore, there is no substantial evidence that the proposed
project, and thus the requested incentive, will have a specific adverse impact on the
physical environment, on public health and safety or the physical environment, or on any
Historical Resource.

ADDITIONAL MANDATORY FINDINGS

2.

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

A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and
meets the following five applicable conditions: (a) The project is consistent with the
applicable general plan designation and all applicable general plan policies as well as with
the applicable zoning designation and regulations; (b) The proposed development occurs
within city limits on a project site of no more than five acres substantially surrounded by
urban uses; (c) The project site has no value as habitat for endangered, rare or threatened
species; (d) Approval of the project would not result in any significant effects relating to
traffic, noise, air quality, or water quality; and (e) The site can be adequately served by all
required utilities and public services.
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(a) The project is consistent with the applicable general plan designation and all
applicable general plan policies as well as with applicable zoning designation and
regulations.

The proposed project is consistent with applicable general plan designation, applicable
policies, and applicable zoning designations. The subject property is located within the
Wilshire Community Plan Area, which is one of the 35 Community Plans that make up
the Land Use Element of the General Plan. The Community Plan designates the subject
property with a land use designation of Medium Residential, corresponding to the R3
Zone. The subject property is zoned [Q]R3-1-O and is thus consistent with the existing
land use designation. The “Q” Qualified Condition, established pursuant to Ordinance
Number 168,193, limits the building height to 35 feet, requires articulation at every 30
feet for building facades exceeding 40 feet (minimum depth of fagade modulation is five
feet), and prohibits balconies above the first floor which have a line of sight to adjacent
existing single-family uses. The “O” Oil Drilling District, established pursuant to
Ordinance Number 112,901, pertains to oil drilling activities and operations, which are
not a part of the project. The subject property is also within a Transit Priority Area in the
City of Los Angeles (ZA-2452). The site is not located within the boundaries, or subject
to, any additional specific plan, community design overlay, or interim control ordinance.

Consistent with the Wilshire Community Plan, the proposed 20-unit apartment
development would add new and desirable multi-family housing and contribute to the
City’s affordable housing stock. The proposed project meets the intent of 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.

Policy 1-1.3: Provide for adequate multi-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 1-4: 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.

The project will result in a net increase of 19 units at the site, locating new, higher density
residential near transit lines and neighborhood services. The resulting development will
thus be located in a manner that has the potential to reduce vehicular trips. The project
will also provide a mix of market rate and affordable units, thereby promoting the
provision of adequate housing for all persons relative to income, including students,
senior citizens, and persons with disabilities as all new development would require
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compliance with the Americans with Disabilities Act. The project meets all applicable
design guidelines and standards, and is a multi-family development with an appropriate,
context-sensitive scale. The project has been conditioned and designed to contribute
towards a pedestrian-friendly environment that is safe for all modes of transportation.
Furthermore, the project features an attractive and high-quality architectural design and
is located within close proximity to the intersection of two local bus lines. The provision
of well-designed multi-family housing, which includes restricted affordable units, ensures
a project that will complement the existing neighborhood while also providing valuable
housing stock to current and future residents. Therefore, the proposed project is
consistent with the General Plan policies and zoning regulations within the City of Los
Angeles.

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

The subject property is located wholly within the Wilshire Community Plan Area within
the City of Los Angeles. The subject site consists of a single lot that total approximately
8,838 square feet, or approximately 0.20 acres, in size. The project site is substantially
surrounded by urban uses and is not located near any areas designated for farmland or
agricultural uses. The neighborhood is fully built-out with a variety of multi-family and
commercial uses that are consistent with their General Plan land use designations and
zoning. Pico Boulevard, which is half a block away from the project site, is also a heavily
trafficked, major corridor that is well-serviced by public transit and various commercial
uses and amenities.

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

The existing site consists of one lot improved with one (1) single-family residential
structure, which will be demolished as part of the project. The project site is located in a
well-established urban area which is fully developed with residential and commercial
uses. The project site has no value as habitat for endangered species, rare, or
threatened species. A tree report, prepared by Harmony Gardens on March 17, 2020,
states that there are 11 non-protected trees existing on the subject property and one (1)
tree in the public right-of-way, which is expected to remain. While the remaining trees
are subject to removal and replacement per the Los Angeles Municipal Code, none of
these trees are protected or habitat for endangered, rare, or threatened species.

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

Traffic

The proposed project involves the construction, use, and maintenance of a new five-
story, 20-unit residential apartment building with one (1) level of subterranean parking.
Based upon the existing mobility and circulation networks near the proposed project, the
creation of 19 net new units will not result in significant traffic impacts in the community.
Per the Los Angeles Department of Transportation (LADOT) determination dated March
4, 2020 and attached to the subject case file, the proposed project is not required to
conduct a vehicle miles traveled (VMT) analysis as the project is beneath LADOT
thresholds of significance. The determination also states that there is no VMT analysis
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required and thus, the project does not need to be referred further to LADOT. Therefore,
the project is not expected to result in any significant impact relating to traffic.

Noise

A Noise Technical Report was prepared by ZMassociates Environmental Corporation
on March of 2020 for the subject property. Given that the project would be required to
comply with all existing and applicable noise regulations, the study concluded that the
project would not result in any significant impacts and that no mitigation measure are
necessary. Although noise and vibration arising from construction is unavoidable, these
impacts would be temporary and limited to the duration of the construction in any one
location. The level of construction noise for the proposed project would be managed
within the City of Los Angeles day and time ordinance. The report also states that due
to the small project size, the limited number of construction vehicles, limited number of
construction equipment, and small size of construction equipment compared to much
larger projects, the proposed project will not result in exceedance of the City of Los
Angeles noise ordinances. The report states that standard, industry-wide best practices
for construction in urban or otherwise noise-sensitive areas would ensure that
construction noise does not exceed the noise limit imposed by LAMC Section 112.05.
These could include erecting temporary noise barriers around the project’s perimeter,
using mufflers to dampen noise from internal combustion engines, and warming-up or
staging equipment away from sensitive receptors. Complete elimination of construction
activity noise is technically infeasible; however, incorporation of the best available noise
reduction methods will minimize impacts on the residential uses bordering the project
site. Compliance with the various local regulatory measure will further minimize any
adverse construction noise impact potential.

As the project is a residential development, the project is not expected to generate
significant permanent operational noise impacts. Noise generated through human
conversation and activities (particularly in outdoor recreational spaces, such as
balconies and patios), landscape maintenance, or trash collection would not exceed the
recommended noise compatibility guidelines. Any new stationary sources of noise, such
mechanical HVAC equipment, installed on the proposed development will be required
to comply with LAMC Sections 112.02 and 112.05 which prohibit noise from air
conditioning, refrigeration, heating, pumping, and filtering equipment from exceeding the
ambient noise level at neighboring occupied properties by more than five dBA. In
addition, the project is not expected to generate a substantial number of vehicle trips
which could in turn generate additional noise. The proposed project is expected to
generate a negligible increase in ambient noise from operation.

Through compliance with all existing regulations governing both construction and
operational noise, any noise impacts resulting from the project will be less than
significant.

Air Quality

The South Coast Air Quality Management District (SCAQMD) is the agency primarily
responsible for comprehensive air pollution control in the South Coast Air Basin and
reducing emissions from area and point stationary, mobile, and indirect sources.
SCAQMD prepared the 2012 Air Quality Management Plan (AQMP) to meet federal and
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state ambient air quality standards. A significant air quality impact may occur if a project
is inconsistent with the AQMP or would in some way represent a substantial hindrance
to employing the policies or obtaining the goals of that plan. As the project will result in
the net increase of 43 residential units, it is not expected to conflict with, or obstruct, the
implementation of the AQMP and SCAQMD rules. The project is consistent with current
zoning regulations and policies within the City of Los Angeles, allowing for the proposed
development on the subject site. The project would also comply with the 2017 Los
Angeles Green Building Code (LAGBC), which builds upon and sets higher standards
than those in the 2016 California Green Building Standards Code. Additionally, the
project’s infill location would promote the concentration of development in an urban
location with extensive infrastructure and access to public transit facilities, thus reducing
the vehicle miles traveled for employees, residents, and visitors. Therefore, project
impacts related to air quality will be less than significant.

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

Best Management Practices (BMP) will be implemented that would include (but not be
limited to) the following:

e Unpaved demolition and construction areas shall be wetted at least three times
daily during excavation and construction, and temporary dust covers shall be
used to reduce emissions and meets SCAQMD Rule 403;

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

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

e Trucks shall not idle but be turned off.

By implementing BMP's, all construction-related impacts will be less than significant and
temporary in nature. No permanent significant impacts are anticipated to occur from
construction.

Furthermore, an Air Quality Technical Report was prepared by ZMassociates
Environmental Corporation on March of 2020, which is included in the subject case file.
The study quantifies the estimated daily construction and operational emissions for
various pollutants from the project site using CalEEMod simulations. Based on the
simulation results, none of the construction and operational emissions are expected to
exceed the South Coast Air Quality Management District (SCAQMD) air quality
significance thresholds. Furthermore, the report finds that the project is consistent with
all applicable aspects of the City’s General Plan Air Quality Element. The study does not
recommend any mitigation measures as all construction and operational emissions are
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expected to be far below the thresholds considered by SCAQMD to be significant under
CEQA guidelines. Potential impacts related to air quality from the project will therefore
be less than significant.

Water Quality

With regard to water quality, a significant impact would occur if the project would: 1)
exceed wastewater treatment requirements of the Los Angeles Regional Water Quality
Control Board (LARWQCB); 2) increase water consumption or wastewater generation
to such a degree that the capacity of facilities currently serving the project site would be
exceeded; or 3) increase surface water runoff, resulting in the need for expanded off-
site storm water drainage facilities. All wastewater from the project would be treated
according to requirements of the National Pollutant Discharge Elimination System
(NPDES) permit authorized by the LARWQCB. Therefore, the proposed project would
result in a less than significant impact related to wastewater treatment requirements.

Additionally, prior to any construction activities, the project applicant would be required
to coordinate with the City of Los Angeles Bureau of Sanitation (BOS) to determine the
exact wastewater conveyance requirements of the proposed project, and any upgrades
to the wastewater lines in the vicinity of the project site that are needed to adequately
serve the proposed project would be undertaken as part of the project. Therefore, the
proposed project would not result in a significant impact related to water or wastewater
infrastructure.

Lastly, development of the proposed project would maintain existing drainage patterns;
site generated surface water runoff would continue to flow to the City’s storm drain
system. The proposed project would not create or contribute runoff water that would
exacerbate any existing deficiencies in the storm drain system or provide substantial
additional sources of polluted runoff. Therefore, the proposed project would not result in
a significant impact related to existing storm drain capacities.

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

The site is currently and adequately served by the City's Department of Water and
Power, the City's Bureau of Sanitation, the Southern California (SoCal) Gas Company,
the Los Angeles Police Department, the Los Angeles Fire Department, Los Angeles
Unified School District, Los Angeles Public Library, and other public services. In addition,
the LAGBC requires new construction to meet stringent efficiency standards for both
water and power, such as high-efficiency toilets, dual-flush water closets, minimum
irrigation standards, LED lighting, etc. As a result of these new building codes, which
are required of all projects, it can be anticipated that the proposed project will not create
any impact on existing utilities and public services through the net addition of 19 new
dwelling units.

The City has further considered whether the proposed project is subject to any of the six
exceptions set forth in State CEQA Guidelines Section 15300.2 that would prohibit the use
of any categorical exemption. Planning staff has determined that none of the exceptions
apply to the proposed project, as described below.
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(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project
is to be located. A project that is ordinarily insignificant in its effect on the environment
may in a particularly sensitive environment be significant. Therefore, these classes may
not be utilized where the project may impact on an environmental resource of hazardous
or critical concern where designated, precisely mapped, and officially adopted pursuant
to law by federal, state, or local agencies.

As the proposed project is not defined as a Class 3, 4, 5, 6 or 11 project, this exception
is non-applicable. The project site in an urbanized area in the City of Los Angeles. The
project site is not located in a particularly sensitive environment and is not located on a
site containing wetlands, endangered species, or wildlife habitats; therefore, this
exception is not applicable.

(b) Cumulative Impact. All exemptions for these classes are inapplicable when the
cumulative impact of successive projects of the same type in the same place, over time
is significant.

The development of the project site with 20 dwelling units is consistent with the zone
and land use designation of the site, as designated by the Wilshire Community Plan,
and as permitted by the City’s TOC Affordable Housing Incentive Program pursuant to
LAMC 12.22-A.31. A successive project of the same type and nature would reflect a
development that is consistent with the underlying land use designation and the Los
Angeles Municipal Code, and thus would be subject to the same regulations and
requirements, including development standards and environmental impacts. The
impacts of each subsequent project will be mitigated if necessary, and thus will not result
in a cumulative impact.

The project would not result in a cumulatively considerable contribution to any impact.
The threshold of significance for a cumulatively considerable contribution to a traffic
impact is the same as the threshold of significance for a project impact. Therefore, since
the project would not exceed that threshold it would have neither a project-specific
significant impact nor the potential to result in a cumulatively considerable contribution
to a significant traffic impact. The same is true for air quality thresholds of significance;
the project does not have the potential to result in a project-specific significant air quality
impact, and therefore, does not have the potential to result in a cumulatively
considerable contribution to a significant air quality impact. Upon review of similar
development projects within 500 feet of the project site, there are two planned projects
at 1444 Hi Point Street and 1437 Hi Point Street which are both expected to be
completed by 2020-2021, well before this project is set to commence. Both are small
and well below impact thresholds evaluated above. Even if both projects were to take
place at the same timeframe, cumulative effects would still be well below all significant
thresholds.

Regulatory Compliance Measures (RCMs) in the City of Los Angeles regulate impacts
related to Air Quality, Construction Noise/Vibrations, Operational Noise/Vibrations, and
Transportation/traffic. Numerous Los Angeles Municipal Code Sections provide
requirements for construction activities and ensure impacts from construction related
noise, traffic, and parking are less than significant. The Noise Regulation Ordinance, No.
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144,331, provides regulatory compliance measures related to construction noise and
maximum noise levels for all activities. LAMC Section 62 provides specific regulatory
compliance measures related to construction traffic and parking. LAMC Section 41
requires construction site postings listing representative contact information and
permitted construction/demolition hours as established by the Department of Building
and Safety. Additionally, there is insufficient evidence to conclude that significant
impacts will occur based on past project approvals or in progress entitlement
applications and that the proposed project will have adverse impacts on the cumulative
impacts of construction noise and transportation/traffic in this area. Further, there is
insufficient evidence to conclude that the proposed project will be under construction at
the same time as projects within the vicinity. Thus, this exception does not apply.

(c) Significant Effect Due To Unusual Circumstances. A categorical exemption shall not
be used for an activity where there is a reasonable possibility that the activity will have
a significant effect on the environment due to unusual circumstances.

The project proposes to construct a 20-unit multi-family residential development with two
levels of subterranean parking. The project site is comprised of approximately 8,838
square feet of lot area located in an urbanized area within the City of Los Angeles. The
project consists of residential uses and operations that are compatible with the
surrounding urban development and consistent with the underlying zoning. The project
site is a long-established neighborhood and is surrounded by various residential,
commercial, and civic uses. The site does not demonstrate any unusual circumstances,
and the project will not generate any significant impacts regarding traffic, noise, air
quality, or water quality. There are no special districts or other known circumstances that
indicate a sensitive surrounding environment. Thus, there are no unusual
circumstances which may lead to a significant effect on the environment.

(d) Scenic Highways. A categorical exemption shall not be used for a project which may
result in damage to scenic resources, including but not limited to, trees, historic
buildings, rock outcroppings, or similar resources, within a highway officially designated
as a state scenic highway. This does not apply to improvements which are required as
mitigation by an adopted negative declaration or certified EIR.

Based on a review of the California Scenic Highway Mapping System, the subject site
is not located along a California State Scenic Highway and will not impact any identified
scenic resources, including trees, historic buildings, rock outcroppings, or other similar
resources, within a highway officially designated as a State Scenic Highway.
Furthermore, the street is not designated as a scenic highway in the General Plan,
Wilshire Community Plan, or City of Los Angeles Zone Information & Map Access
System (ZIMAS). Therefore, this exception does not apply.

(e) Hazardous Waste Sites. A categorical exemption shall not be used for a project located
on a site which is included on any list compiled pursuant to Section 65962.5 of the
Government Code.

Based on a review of the California Department of Toxic Substances Control “Envirostor
Database,” no known hazardous waste sites are located on the project site. There are
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also no listed sites within the immediate vicinity of the project site. The subject property
has been previously developed with residential uses which are not expected to utilize
hazardous waste or materials that pose significant constraint on the site.

(f) Historical Resources. A categorical exemption shall not be used for a project which
may cause a substantial adverse change in the significance of a historical resource.

The project site has not been identified as a historic resource by local or state agencies,
and the project site has not been determined to be eligible for listing in the National
Register of Historic Places, California Register of Historical Resources, or the Los
Angeles Historic-Cultural Monuments Register. While the existing structure was built in
1946, the project site is not identified as a historic resource subject to historic
preservation review, nor is it located within a Historic Preservation Overlay Zone.
Additionally, the project does not involve a contributing structure in a designated Historic
Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural
Monuments. For these reasons, construction of the proposed project would not
constitute a substantial adverse change in the significance of a historic resource as
defined by CEQA, and this exception does not apply to the proposed project.

Therefore, it has been determined, based on the whole of the administrative record, that 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.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
BACKGROUND

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

The TOC Guidelines, adopted September 22, 2017, establish a tier-based system with varying
development bonuses and incentives based on a project’s distance from different types of transit.
The largest bonuses are reserved for those areas in the closest proximity to significant rail stops
or the intersection of major bus rapid transit lines. Required affordability levels are increased
incrementally in each higher tier. The incentives provided in the TOC Guidelines describe the
range of bonuses from particular zoning standards that applicants may select.

TIME LIMIT — OBSERVANCE OF CONDITIONS

All terms and conditions of the Director’'s Determination shall be fulfilled before the use may be
established. Pursuant to LAMC Section 12.25-A,2, the instant authorization is further conditional
upon the privileges being utilized within three years after the effective date of this determination
and, if such privileges are not utilized, building permits are not issued, or substantial physical
construction work is not begun within said time and carried on diligently so that building permits
do not lapse, the authorization shall terminate and become void.
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The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or
his successor in interest may be prosecuted for violating these conditions the same as for any
violation of the requirements contained in the Municipal Code, or the approval may be revoked.

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

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

TRANSFERABILITY

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

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective after January 14, 2021 unless an
appeal there from is filed with the City Planning Department. It is strongly advised that appeals
be filed early during the appeal period and in person so that imperfections/incompleteness may
be corrected before the appeal period expires. Any appeal must be filed on the prescribed forms,
accompanied by the required fee, a copy of this Determination, and received and receipted at a
public office of the Department of City Planning on or before the above date or the appeal will not
be accepted. Forms are available on-line at www.cityplanning.lacity.org.

Planning Department public offices are located at:

Figueroa Plaza Marvin Braude San Fernando Valley West Los Angeles Development
201 North Figueroa Street, Constituent Service Center Services Center
4 Floor 6262 Van Nuys Boulevard, Suite 251 1828 Sawtelle Boulevard, 2" Floor
Los Angeles, CA 90012 Van Nuys, CA 91401 Los Angeles, CA 90025
(213) 482-7077 (818) 374-5050 (310) 231-2901
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Pursuant to LAMC Section 12.22-A,25(f), only abutting property owners and tenants can
appeal the Transit Oriented Communities Affordable Housing Incentive Program portion
of this determination. Per the Density Bonus Provision of State Law (Government Code Section
§65915) the Density Bonus increase in units above the base density zone limits and the
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed.
Only the requested incentives are appealable. Per Section 12.22-A,25 of the LAMC, appeals of
Density Bonus Compliance Review cases are heard by the City Planning Commission.

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

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

Vincent P. Bertoni, AICP
Director of Planning

Approved by:

AP Mo —

Heather Bleemers, Senior City Planner

Prepared by:

Cerer fin

Esther Ahn, City Planner

Attachments:
Exhibit A: Architectural Plans and Landscape Plans
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A_GENERAL

ALL WORK SHALL BE EXECUTED IN ACCORDANCE WITH THE _ 2017
EDITION OF THE LOS ANGELES BUILDING CODES AND
ORDINACES OF THE STATE OF CALIFORNIA.

ALL DIMENSIONS AND CONDITIONS SHALL BE CHECKED AND VERIRED ON
THE JOB SITE BY EACH SUBCONTRACTOR BEFORE HE BEGINS HIS WORK.
ANY ERRORS, OMISSIONS, OR DISCREPANCIES SHALL BE BROUGHT TQ

THE ATTENTION OF THE GENERAL CONTRACTOR BEFORE CONSTRUCTIONS
BEGINS.

ALL DIMENSIONS TAKE PRECEDENCE OVER SCALE. NOTE THAT DIMENSIONS
ARE TO CENTER LINE OR FACE OF FINISH MATERIAL.

THE BUILDINGS REQUIRE FIRE PROTECTION AS FOLLOWS: (SEE CODE ANALYSIS)
A. FIRE EXTINGUISHERS-PORTABLE TYPE 2A SHALL BE PROVIDED,

DISTANCE FROM APARTMENT ENTRY DOOR TO FIRE E)ﬂ'INGUISHEH

SHALL BE 75' MAXIMUM PROVIDE FIRE EXTINGUISHERS AS REQUIRED

BY THE FIRE DEPARTMENT FIELD INSPECTOR.

PROVIDE FIRE EXTINGUISHER WITH A RATING OF 10BC FOR GARAGE.
MECHANICAL VENTILATION: ALL BATHROOMS, TOILET ROOMS, POWDER ROOMS
AND LAUNDRY ROOMS SHALL BE VENTILATED TO PROVIDE A COMPLETE CHANGE
OF AIR 5 TIMES PER HOUR. SUCH MECHANICALLY OPERATED EXHAUST SYSTEM
SHALL BE CONNECTED DIRECTLY TO THE QUTSIDE, FAN SHALL BE OPERATED
FROM A LIGHT SWITCH.THE POINT OF SISCHARGE SHALL. BE AT LEAST 3 FEET
FROM ANY OPENING THAT ALLOWS AIR ENTRY INTO OCCUPIED PORTIONS OF THE
BUILDING.

LEGAL EXITS SHALL BE OPENABLE FROM THE INSIDE WITHOUT USE OF KEY,
SPECIAL KNOWLEDGE OR EFFORT. ALL EXIT HARDWARE SHALL BE OF AN
APPROVED TYPE. DEAD OR FLUSH BOLTS (THUMBS OPERATED) AND SIMILAR
DEVICES ARE PROHIBITED.

PROVIDE 2-HOUR CONSTRUCTION BEHIND ALL TUBS LOCATED ADJACENT
TO 2-HOUR FIRE DIMISION WALLS.

EXIT / ENTRANCE DOOR MUST OPEN QVER A LANDING NOT MORE THAN 1/2°
BELOW THE THRESHOLD AND HAVE A LENGTH NOT LESS THAN {36°)(44°)(8C°HCD).
PROVIDE ULTRA LOW FLUSH WATER CLOSETS (1.6 GAL/FLUSH MAX) AND LOW
FLOW SHOWER HEADS WITH A PRESSURE BALANCE OR THERMQSTATIC
MIXING VALVE FOR ALL NEW CONSTRUCTION, EXISTING SHOWER HEADS AND
TOILETS MUST BE ADAPTED FOR LOW WATER CONSUMPTION.

TRENCHES OR EXCAVATIONS OF 5' OR MORE IN DEPTH INTO Wi

PERSON IS REQUIRED TO DESCEND SHALL OBTAIN THE NECESSARV PERMIT
FROM THE STATE OF CALIFORNIA DIVISION OF INDUSTRIAL SAFETY,

. A PERMIT FAOM THE DEPARTMENT OF PUBLIC WORKS IS REQUIRED FOR A

PROTECTION FENCE OR CANOPY ON OR OVER ANY STREET OR PUBLIC SPACGE,

. NO MEDICINE CABINETS, ELECTRIC PANELS. VENTS, OR WALL HEATERS

SHALL PIERCE 2-HOUR DIVISION WALLS,

PROVIDE APPROVED STUCCQ WEEP SCREEDS AT SILL PLATE OF ALL
STUCCO WALLS. STUCCO FINISH SHALL NOT EXTEND BELOW FINISH
GRADE.

. BATHROOM FLOORS OVER WOQD SHALL HAVE WATER PROOF PROTECTION,

PPROVIDE RESILIENT FLOORING OVER 15# FELT BONDED TO PLYWOOD
SUBFLOOR.

AN APPROVED SEISMIC GAS SHUTOFF VALVE WILL BE INSTALLED ON THE FUEL
GAS LINE ON THE DOWN STREAM SIDE OF THE UTILITY METER AND BE RIGIDLY

18.
19,

)

N
5

FIRE BLOCK AT MID-HEIGHT WALLS OVER 8-0" HIGH.

COMFORT HEATING WILL BE PROVIDED TO EVERY DWELLING UNIT AS
REQUIRE BY CODE.

PROVIDE &' HIGH NONABSORBENT WALL ADJACENT TO SHOWER AND
APPROVED SHATTER RESISTANT MATERIAL FOR SHOWER ENCLOSURE AND
WINDOWS WITHIN §' OF FLOOR OF SHOWER OR BATHTUB FLOOR.
CONDUCT ALL ROOF DRAINAGE UNDER SIDEWALK TO STREET BY MEANS OF
AN APPROVED NONEROSIVE DEVICE.

BATHTUB AND SHOWER UNITS, INCLUDING BACKING, SHALL BE OF TYPE
APPROVED BY THE PLUMBING DEPARTMENT.

TELEVISION ANTENNA SHALL BE LOCATED 7 ABOVE FLAT ROOFS.

ALL STAIRS SHALL HAVE &' MAXIMUM RISE AND 9* MINIMUM TREAD (7* RISE
AND 11° TREADS AT PUBLIC STAIRS.)

PROVIDE U.L. APPROVED SMOKE AND FIRE DETECTORS WITHIN 12° OF
CEILING AND WERE SHOWN ON PLANS. HARD WIRED WITH BATTERY

PROVIDE SMALL APPLIANCE CIRCUITS IN KITCHEN - 12 OUTLET MAX ON

20 AMP SERVICE - 9 QUTLETS MAX ON 15 AMP GIRCUIT.

ANTHGRAFFITI COATING BY GENESIS COATINGS, INC.{LA RR#25042-T)

FOR LOWER 9*-0" OF BUILDING.

TOILET ROOM FLOORS SHALL HAVE A SMOOTH, HARD NON-ABSORBENT
SURFACE SUCH AS PORTLAND CEMENT, CERAMIC TILE OR OTHER APPROVED
MATERIAL THAT EXTENDS UPWARD ONTO THE WALLS AT LEAST 6 INCHES.

. AN AITC CERTIFICATE OF INSPECTION FOR ALL GLUED LAMINATED TIMBER

SHALL BE SUMITTED TO A BUILDING AND SAFTEY DIVISION INSPECTOR PRIOR
TO ERECTION,

SECURITY

GENERAL;

ALL ENTRY DOORS TO DWELLING UNITS OR GUEST ROOMS SHALL BE
ARRANGED SO THAT THE OCCUPANT HAS A VIEW OF THE AREA
IMMEDIATELY QUTSIDE THE DOOR WITHOUT OPENING THE DOOR. SUCH
VIEW MAY BE PROVIDED BY A DOOR VIEWER, THROUGH WINDOWS
LOCATED IN THE VICINITY OF THE DOOR OR THROUGH VIEW PORTS IN THE
DOOR OR ADJOINING WALL.

SCREENS, BARRICADES, OR FENCES MADE OF MATERIAL WHICH PRECLUDE
HUMAN CLIMBING SHALL BE PROVIDED AT EVERY PORTION OF EVERY
ROOF, BALCGNY, OR SIMILAR SURFACE WHICH IS WITHIN 8 FT. OF THE
UTILITY POLE OR SIMILAR STRUGTURES.

DOORS:

WOOD FLUSH-TYPE DOORS SHALL BE | /8" THICK MINIMUM WITH SOLID
CORE CONSTRUCITON. 91,6709,1-DOOR STOPS OF IN-SWINGING DOORS
SHALL BE OF ONE-PIECE CONSTRUCTION WITH THE JAMB OR JOINED BY
RABBET TO THE JAMB,

EVERY DOOR IN A SECURITY OPENING FOR AN APARTMENT HOUSE SHALL
BE PROVIDED WITH A LIGHT BULB(80 WATT MIN.) AT A MAXIMUM HEIGHT OF
8 FEET ON THE EXTERIOR,

ALL PIN-TYPE DOOR HINGES ACCESSIBLE FROM OUTSIDE SHALL HAVE
NONREMOVABLE HINGE PINS. HINGES SHALL HAVE MIN. 1/2* DIA. STEEL
JAMB STUD WITH 1/4" MIN. PROTECTION. THE STRIKE PLATE FOR LATCHES
AND HOLDING DEVICE FOR PROJECTING DEAD BOLTS IN WOOD
CONSTRUCTION SHALL BE SECURED TO THE JAMB AND THE WALL
FRAMING WITH SCREWS NO LESS THAN 2-1/2* LONG.

PROVIDE DEAD BOLTS WITH HARDENED INSERTS; DEADLOCKING LATCH

LR

12

16.

R

NON-REMOVABLE THUMB TURN WHICH IS INDEPENDENT OF THE
DEADLOCKING LATCH AND WHICH MUST BE SEPARATELY OPERATED, SHALL
NOT BE CONSIDERED AS A SYSTEM WHICH REQUIRES SPECIAL KNOWLEDGE
‘OR EFFORT WHEN USED IN DWELLING UNITS. THE DOOR KNOB AND THE
THUMB TURN WHICH OPERATES THE DEADBOLTS SHALL NOT BE SEPARATED
BY MORE THAN B INCHES.

WOOD PANEL TYPE DOORS MUST HAVE PANELS AT LEAST 9/16 IN. THICK.
WITH SHAPED PORTIONS NOT LESS THAN 174 IN. THICK AND INDIVIDUAL
PANELS MUST BE NO MORE THAN 300 SQ. IN. IN AREA, MULLIONS SHALL BE
CONSIDERED A PART OF ADJACENT PANELS EXCEPT MULLIONS NOT OVER 18
INCHES LONG MAY HAVE AN OVERALL WIDTH OF NOT LESS THAN 2 INCHES.
STILES AND RAILS SHALL BE OF SOLID LUMBER IN THICKNESS WITH OVERALL
DIMENSIONS OF NOT LESS THAN 1 3/8 INCHES AND 3 INCHES IN WIDTH,
SUDING DOORS SHALL BE PROVIDED WITH A DEVICE IN THE UPPER CHANNEL
OF THE MOVING PANEL TQ PROHIBIT RAISING AND REMOVING OF THE
MOVING PANEL IN THE CLOSED OR PARTIALLY OPEN POSITION.

SLIDING GLASS DOORS SHALL BE EQUIPPED WITH LOCKING DEVICES AND
SHALL BE SO CONSTRUCTED AND INSTALLED THAT THEY REMAIN INTACT
AND ENGAGED WHEN SUBJECTED TO THE TESTS SPECIFIED IN SECTION
6717.1.

METAL OR WOODEN OVERHEAD OR SLIDING DOORS SHALL BE SECURED
WITH A CYLINDER LOCK, PADLOCK WITH A MIN, 9/32° DIAMETER HARDENED
STEEL SHACKLE AND BLOTTED, HARDENED STEEL HASPS, METAL SLIDE
BOARD, BOLT OR EQUIVALENT DEVICE UNLESS SECURED ELECTRICALLY
OPERATED.

PROVIDE METAL GUIDES AT TOP AND BOTTOM OF METAL ACCORDION GRATE
OR GRILLE-TYPE DOORS AND CYLINDER LOCKS OR PADLOCKS, CYLINDER
GUARDS SHALL BE INSTALLED ON ALL CYLINDER LOCKS WHENEVER THE
CYUNDER PROJECTS BEYOND THE FACE OF THE DOOR OR IS OTHERWISE.
ACCESSIBLE TO GRIPPING TOOLS,

GLAZING:

INB.F.M. AND S GCCUPANCIES, PANES OF GLAZING WITH AT LEAST ONE.
DIMENSION GREATER THAN 5 IN. BUT LESS THAN 48 IN, SHALL BE
'CONSTRUCTED OF TEMPERED OR APPROVED BURGLARY-RESISTANT
MATERIAL OR PROTECTED WATH METAL BARS OR GRILLES.

GLAZED OPENINGS WITHIN 40° OF THE DOOR LOCK WHEN THE DOOR IS IN
THE CLOSED POSITION, SHALL BE FULLY TEMPERED GLASS OR APPROVED
BURGLARY RESISTANT MATERIAL, OR SHALL BE PROTECTED BY METAL BARS,
SCREENS OR GRILLS HAVING A MAXIMUM OPENING OF 2°. THE PROVISIONS
OF THIS SECTION SHALL NOT APPLY TO VIEW PORTS OR WINDOWS WHICH DO
NOT EXCEED 2" IN THEIR GREATEST DIMENSIONS.

WINDOWS:

LOUVERED WINDOWS SHALL BE PROTECTED BY METAL BARS OR GRILLS
WITH OPENINGS THAT HAVE AT LEAST ON DIMENSION OF 6* OR LESS, WHICH
ARE CONSTRUCTED TO PRECLUDE HUMAN ENTRY,

OTHER GPENABLE WINDOWS SHALL BE PROVIDED WITH SUBSTANTIAL
LOCKING DEVICES. IN B, F, M AND § OCCUPANCIES, SUCH DEVICES SHALL BE
GLDE BARS, BOLTS, CROSS-BARS, AND/OR PADLOCKS WITH MINIMUM 9/32%
HARDENED STEEL SHACKLES AND BOLTED, HARDENED STEEL HASPS.
SLIDING WINDOWS SHALL BE PROVIDED WITH A DEVICE IN THE UPPER
CHANNEL OF THE MOVING PANEL TO PROHIBIT RAISING AND REMOVING OF
THE MOVING PANEL IN THE CLOSED OR PARTIALLY GPEN POSITION,

SLIDING WINDOWS SHALL BE EQUIPPED WITH LOCKING DEVICES AND SHALL

GRATES OR SIMILAR DEVICES THAT EXCEEDS TWQ INCHES IN ANY DIMENSION. 3,
OPENINGS OTHER THAN DOORS OR GLAZED OPENINGS:

. ALL OTHER OPENINGS MUST BE PROTECTED BY METAL BARS OR GRILLES WITH

OPENINGS OF NOT LESS THAN 6 INCHES IN ONE DIMENSION.

PROVIDE SECURITY LIGHTING FOR GARAGE AND/OR EXTERIOR PARKING AREA 4,

SERVING OWELLING UNITS OR GUESTROOMS AND FOR RECREATION ROOM,

SERVICE ROOMS ACCESSORY TO APARTMENT HOUSES, AND AT EVERY DOOR IN

]
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A SECURITY OPENING. SECURITY LIGHTING SHALL HAVE A SURFACE 5.
ILLUMINATION OF 0.2 FOOT-CANDLES AT THE FLOOR LEVEL,
23, WINDOWS (N CORRIDOR WALLS SHALL BE PROTECTED BY FIXED GLASS OF ¥% HR 8.

RATING IN STEEL FRAMES. TOTAL AREA OF WINDOW IN A CORRIDOR SHALL NOT
EXCEED 25% OF THE AREA OF A COMMON WALL WITH ANY ROOM.
C._ENERGYINSULATION

o

THE BUILDING DESIGN MEETS THE REQUIREMENTS OF TITLE 24, PART

2, CHAPTER 2-53. 7.
INSULATION INSTALLER SHALL POST IN A CONSPICOUS LOCATION (N

THE BUILDING A CERTIFICATE SIGNED BY THE INSTALLER AND BUILDER

STATING THAT THE INSULATION CONFORMS WITH THE REQUIREMENTS 8.
OF TITLE 24, CHAPTER 2-53 AND THAT THE MATERIALS INSTALLED

CONFORM WITH THE REQUIREMENTS OF TITLE 20, CHAPTER 2, SUB.

CHAPTER 4, ARTICLE 3.

ALL INSULATION MATERIALS SHALL BE CERTIFIED BY THE MANUFACTURER

AS COMPLYING WITH THE CALIFORNIA QUALITY STANDARDS FOR 9.
INSULATING MATERIAL.

4. DOORS AND WINDOWS BETWEEN CONDITIONED SPACES AND OUTSIDE OR
UNCONDITIONED SPACES SUCH AS GARAGES AND COMPARTMENTS

FOR CENTRAL AIR GAS FURNACES SHALL BE FULLY WEATHERSTRIPPED.
MANUFACTURED DOORS AND WINDOWS SHALL BE CERTIRED AND LABELED
IN COMPUANCE WITH THE APPROPRIATE INFILTRATION STANDARDS LISTED
IN TABLE 2-53V FOR THE ENERGY REGULATIONS.

ALL FAN SYSTEMS EXHAUSTING AIR FROM THE BUILDING SHALL BE PROVIDED

~

I
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o
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WITH BACK DRAFT DAMPERS. a
7. CAULK AROUND ALL PLUMBING AND ELECTRICAL PENETRATIONS INTO THE "
BUILDING ENVELOPE. 4

8. CAULK AND SEAL AROUND ALL WINDOW AND DOOR FRAMES AND BETWEEN
WALL SOLE PLATES AND FLOORS AND BETWEEN EXTERIOR WALL PANELS.

9. DUCTS SHALL BE CONSTRUCTED, INSTALLED AND INSULATED ACCORDING

TO CHAPTER 10 OF THE 1997 CITY OF LOS ANGELES MECHANICAL CODE, ALL

JOINTS OF THE DUCT SYSTEM SHALL BE TIGHTLY SEALED WITH MASTIC OR TAPE,

STORAGE TYPE WATER HEATERS AND STORAGE TANKS FOR SOLAR WATER

HEATING SYSTEMS SHALL BE EXTERNALLY WRAPPED WITH INSULATION OF

R-12 OR GREATER, UNLESS SO INTERNALLY INSULATED,

. PROVIDE MINIMUM R-3 INSULATION ON WATER HEATER INLET AND OUTLET

PIPE FOR FIRST FIVE FEET IN UNCONDITIONED SPACE,

12. INSULATE RECIRCULATING HOT WATER PIPING IN UNHEATED SPACES.

13, GAS FARED HOUSEHOLD HEATING AND COOLING APPLIANCES, SHOWER HEADS
AND FAUCETS SHALL COMPLY WITH THE APPLIANCE EFFICIENCY STANDARDS.

14. GENERAL LIGHTING IN KITCHEN AND BATHROOMS SHALL HAVE AN EFFICIENCY
OF NOT LESS THAN 25 LUMENS / WATTS. ( SPECIFY FLUORESCENT LIGHTING ).

. SOUND TRANSMISSION CONTROL

E
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DOORS TO UNIT FROM INTERICR CORRIDORS AND FIRE-RATED SHAFT

CARPETS OR SIMILAR SURFACE MATERIALS WHICH ARE PART OF THE FLOOR-CEILING
ASSEMBLY MUST BE INSTALLED AND INSPECTED BEFORE THE CERTIFICATE OF
OCCUPANCY IS ISSUED AND MAY BE REPLACED ONLY BY OTHER FLOOR COVERING
THAT PROVIDES THE REQUIRED IMPACT SOUND INSULATION,

AN APPROVED PERMANENT RESILIENT ACOUSTICAL SEALANT SHALL BE PROVIDED
ALONG THE JOINT BETWEEN THE FLOOR AND THE SEPARATION WALLS.

FLOOR-CEILING ASSEMBLIES SHALL BE SEALED, LINED OR INSULATED,

ALL PENETRATIONS INTO SOUND RATED PARTITIONS OF FLOCR, CEILING ASSEMBLIES
SHALL BE SEALED WITH APPROVED PERMANENT RESILIENT SEALANT.

ALL RIGID CONDUIT, DUCTS, PLUMBING PIPES, APPLIANGE YENTS LOCATED IN SOUND
ASSEMBLIES SHALL BE ISOLATED FROM THE BUILDING CONSTRUCTION BY MEANS OF
RESILIENT SLEEVES, MOUNTS CR MIN. 1/4' THICK APPROVED FESILIENT MATERIAL.
VENTS LOCATED IN SOUND ASSEMBLIES SHALL BE ISOLATED FROM THE BUILDING
CONSTRUCTION BY MEANS OF RESILIENT SLEEVES, MOUNTS OR MINIMUM 1/4° THICK
APPROVED RESIUENT MATERIAL.

METAL VENTILATING AND CONDITIONED AIR DUCTS LOCATED IN SOUND ASSEMBLIES
SHALL BE LINED. (EXCEPTION: DUCTS SERVING ONLY EXIT WAYS, KITCHEN COOKING
FACILITIES, AND BATH ROOMS NEED NOT BE LINED.)

MINERAL FIBER INSULATION SHALL BE INSTALLED IN JOIST SPACESTO ~ APOINT 12°
BEYOND THE PIPE CR DUCT, WHENEVER A PLUMBING FIPE  OR DUCT PENETRATES A
FLOOR ASSEMBLY OR WHERE SUCH UNIT PASSES THROUGH THE PLANE OF THE FLOOR
ASSEMBLY FROM WITHIN A WALL. THIS REQUIREMENT IS NOT APPLICABLE TO FIRE PIPE,
GAS LINE OR ELECTRICAL CONDUIT.

WALL MOUNTED LAVATORIES AND TOILETS ARE NOT PERMITTED ON SOUND RATED
PARTITIONS.

€. FIRE DEPARTMENT NOTES

EXIT PATH LIGHTING SHALL BE PROVIDED FOR STAIRWAY, HALLWAY, EXIT
PASSAGEWAY AND EGRESS TO A PUBLIC WAY ANY TIME THE BUILDING IS OCCUPIED.
PROVIDE A PORTABLE FIRE EXTINGUISHER WITH A RATING OF NOT LESS THAN 2-A OR
10BC WITHIN 75' TRAVEL DISTANCE TO ALL PORTIONS OF THE BUILDING ON EACH
FLOOR; ALSO DURING CONSTRUCTION.

ROOF OBSTRUCTION SUCH AS TELEVISION ANTENNA, GUY WIRES, SOLAR ~ PANELS,
AND RAZOR RIBBON SHALL NOT PREVENT FIRE DEPARTMENT ACCESS OR EGRESS.
PROVIDE COLLISION BARRIERS ADEQUATE TO PROTECT CONTROL METERS,
REGULATORS, AND PIPING FOR HAZARDOUS MATERIALS THAT ARE EXPOSED TO
'VEHICULAR DAMAGE,

INTERIOR WALL AND CEILING FINISHES FOR EXIT CORRIDORS SHALL NOT EXCEED A
FLAME-SPREAD CLASSIFICATION OF 75, ( CLASS 11}

INTERICR WALL AND CEIUNG FINISHES FOR ENCLOSED STAIR WELLS SHALL NOT
EXCEED A FLAME-SPREAD CLASSIFICATION OF 25 (CLASS 1

EXIT CORRIDORS AND EXTERIOR EXIT BALCONIES SHALL BE A MINIMUM OF 44*
WIDE. (TITLE 24)

AN EXIT WALKWAY WITH A MINIMUM WIOTH OF 44* SHALL BE MAINTAINED
CONTINUOUSLY TO A PUBLIC WAY.

ALL EXITS MUST BE CONTINUOS AND TERMINATE IN A PUBLIC WAY OR EXIT COURT
LEADING TO A PUBLIC WAY OR AN APPROVED REFUGE AREA. (TITLE 24, CAC.)

. THE CONSTRUCTION SHALL NOT RESTRICT A FIVE-FOOT CLEAR AND UNOBSTRUCTED

ACCESS TO ANY WATER OR POWER DISTRIBUTION FAGILITIES (POWER POLES,
PULL-BOXES, TRANSFORMERS, VAUILTS, PUMPS, VALVES, METERS, APPURTENCES,
ETC.) OR TO THE LOCATION OF THE HOOKUP. THE CONSTRUCTION SHALL NOT BE
WITHIN TEN FEET OF ANY POWER LINES-WHETHER OR NOT THE LINES ARE LOCATED
ON THE PROPERTY. FAILURE TO COMPLY MAY CAUSE CONSTRUCTION DELAYS
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1. THE ENERGY CERTIFICATE OF COMPLIANCE SHALL BE MADE A PART OF

THESE PLANS,

USE SOUD JOINTS i@ ALL TUBS.

CONTRACTOR SHALL OBTAIN *A* PERMIT FOR ALL. ROOF DRAINS
CONSTRUCTION UNDER SIDEWALK AND THRU CONC. CURB FROM DEPT.
OF PUBLIC WORKS,

'WATER HEATER MUST BE STRAPPED TO WALL.

SMOKE AND FIRE DAMPERS MUST BE INSTALLED IN THE FOLLOWING
LOCATIONS PER SECT. 716.3.1:

A. DUCT PENETRATIONS OF FIRE WALLS IN ACCORDANCE TO SECTION
71511

DUCT PENETRATIONS OF FIRE BARRIERS, EXCEPT EXIT ENCLOSURES &
EXIT PASSAGEWAYS WHERE THEY ARE NOT ALLOWED TO PENETRATE,
DUCTS PENETRATING SHAFTS (SEE EXCEPTIONS)

DUCTS PENETRATING FIRE PARTITIONS AND FIRE RATED CORRIDOR
WALLS. 716.6.4

DUCTS PENETRATING SMOKE BARRIERS, 716.5.5

DUCTS PENETRATING HORIZONTAL ASSEMBLIES, 716.6

TEMPORARY PEDESTRIAN PROTECTION SHALL BE PROVIDED AS REQUIRED
BY SECTION 303.7

COMPUANCE W/ CHAPTER 67 IS REQYD AT DOOR(S) TO INDIMIDUAL UNITS,
AT EXTERIOR DOORS TO THE MAIN BLDG., AT DOORS BETWEEN THE R-1
AND S-3 OCCUPANCIES AND AT ALL DOORS TO THE GROUP BF/M/R/S
OCCUPANCY.

THE EXIT SIGNS SHALL ALSO BE CONNECTED TO AN EMERGENCY ELECT.
SYSTEM PROVIDED FROM STORAGE BATTERIES, UNIT EQUIPMENT OR AN
ON-SITE GENERATOR SET, AND THE SYSTEM SHALL BE INSTALLED IN
ACCORDANCE W/ THE ELECT. CODE AND PROVIDE ILLUMINATION OF NOT
LESS THAN 90 MIN. IN CASE OF PRIMARY POWER LOSS.

THE POWER SUPPLY FOR MEANS OF EGRESS ILLUMINATION SHALL.
NORMALLY BE PROVIDED BY THE PREMISES OF ELECTRICAL SUPPLY, IN THE
EVENT OF ITS FAILURE, ILLUMINATOR SHALL BE AUTOMATICALLY PROVIDED
FROM AN EMERGENCY SYSTEM FOR GROUP 1, DIV. 1.1 AND 1.2
'OCCUPANCIES AND FOR ALL OTHER OCCUPANCIES WHERE THE MEANS OF
EGRESS SYSTEM SERVES AN OCCUPANT LOAD PF 100 OR MORE.
'CONTINOUS DRYWALL BEHIND ALL TUBS IS REQ'D UNLESS THE WALLS ARE
WITHIN THE UNIT AND NON-BEARING. BACK TO BACK TUBS WITH A
COMMON PLUMBING WALL ARE IMPRACTICAL IN 1-HR. BUILDINGS.
CONTINGUS DRYWALL IS REQUIRED BEHIND ALL ELECT. SERVICE PANELS,
FIRE HOUSES AND MEDIGINE CABINETS,

»

o0

nm

. AECESSED CEILING LIGHT AIXTUES MUST BE BOXED AROUND W/ 5/ 8* TYPE

X DRYWALL TO MAINTAIN THE 1-HR CEILING ASSEMBLY.

THE PATH OF EXIT TRAVEL TO AND WITHIN EXITS IN THIS BUILDING SHALL BE
IDENTIAED BY EXIT SIGNS CONFORMING TO THE REQUIREMENTS OF
SECTION 1003.2.8. EXIT SIGNS SHALL BE READILY VISIBLE FROM ANY
DIRECTION OF APPROACH AND LOCATED AS NECESSARY TO CLEARLY
INDICATE THE DIRECTION OF EGRESS TRAVEL, NO POINT SHALL BE MORE
THAN 100 FEET FROM THE NEAREST VISIBLE SIGN.

EXIT SIGNS SHALL BE INTERNALLY OR EXTERNALLY ILLUMINTED. WHEN THE
FACE OF AN EXIT SIGN IS ILLUMINTED FROM AN EXTERNAL SOURCE, T
SHALL HAVE AN INTENSITY OF NOT LESS THAN 5 FOOT CANDLES FROM
EITHER OF TWQ ELECTRIC LAMPS. INTERNALLY ILLUMINATED SIGNS SHALL
BE LISTED & LABELED AND INSTALLED IN ACCORDANCE W/ THE

DATE | REVISIONS

DATE |ISSUED FOR

CONNECTED TO THE EXTERIOR OF THE BUILDING OR STRUCTURE CONTAINING WITH KEY-OPERATED LOCKS ON EXTERIOR, LOCKS MUST BE OPENABLE 19 |BESO CONSTRUCTED AND INSTALLED THAT THEY REMAIN ONTACT AND ENCLOSURESARE REQUIRED TO HAVE A MIN, STC RATING OF 26, LAMINATED
e Gsm: e S OL ARETED o e T S A, eSO b T AT SO SE SR T, 1 A eSS MS R o mssonre s o, JANTEMES R IO
A ol e o o T WEATHER St AL Bl ASHEn 71 ST e s e e A TR e A 20, CONSTRUGTED T0 PRECLUDE FICMAN ENTRY TRAT ARE NBTALLED SHALL 36 REQUIREMENT. DOORS MUST BE SELF/AUTO-GLOSING UPON SMOKE ALARM SYSTEM MUST BE SUBMITTED TO THE FIRE DEPARTMENT FOR APPROVAL " STATING: - THI5 DOOR MUST RENIAN UNLOGKED DURING UGN EDS.
IN SUCH A MANNER AS TO ‘M WATERPROOFL. ALL FLASHING, g N N N DETECTION. )
COUNTER FLASHING AND COPING WHEN OF METAL SHALL BE 26 GA G EMBEDMENT OF NOT LESS THAN /8", AND A HOOK-SHAPED OR AN i = I DE ORI E ADUACENTIOOM NP ATILCASTIZ4 MCHES 2. ELECTRICAL OUTLET BOXES IN OPPOSITE FACES OF SEPARATION WALLS SHALL o ;:‘g&'gg:g%'a‘gf&u HECEIVE THEIR PRIVARY POWER SOURGE FROM THE HOURS,* WILL BE POSTED.
MINIMUM. EXPANDING-LUG DEADBOLT SHALL HAVE A MINIMUM THROW OF 3/¢%, B CLOSEST OPENING THROUGH SUCH METAL BARS, GRILLS, BE SEPARATED HORIZONTALLY BY 24* AND NOTE THAT BACK AND SIDES OF BOXES BUILDING WIRING AND SHALL BE EQUIPPED WITH BATTERY BAGK UP AND LOW 16 ALL ELEVATOR PITS SHALL BE EQUIPPED WITH A DRAIN TO PREVENT THE ¥
17 ALL PLYWOOD ROOF AND FLOOR SHEATHING SHALL BE INSPECTED AND 8. THE USE OF A LOCKING SYSTEM WHICH CONSISTS OF A DEADLOCKING TES: 1. EMERGENCY RESPONDER RADIO COVERAGE SHALL BE PROVIDED PER WILL BE SEALED WITH 1/g* RESILIENT SEALANT AND BACKED WITH 2* MINIMUM BATTERY SIGNAL. ?ﬁg‘;g#gum‘;g;w”‘:fg:gm‘ﬁ OTHER LIQUIDS COLLECTED IN g8
APPROVED BY BUILDING INSPECTOR BEFORE COVERING. LATCH OPERATED BY A DOORKNOB AND A DEADBOLT OPERATED BY A NS SR 106 Y O LRAA%EQU%VEEMENT ﬁw oo MINERAL FIBER INSULATION. (TV, TELEPHONE, AND INTERCOM OUTLETS MUSTBE 13, PROVIDE AN APPROVED SPARK ARRESTER, AS PER LAMC 57.02.02 FOR THE CHIMNEY AT SENEE O B, NOT BE DISCHARGED TO THE s
z STANDEV POWER SHALL BE PROVIDED F INSTALLED IN BOXES ACCORDINGLY.) OF A FIREPLACE, STOVE, OR BARBECUE DEVICE WHICH USES FUEL BURNING 17, THIS BUILDING AND GARAGE MUST BE EQUIPPED W = &3
FIRE RATED DOORS MUST B SELF OAY Aurowmc Sosna MATERIALS. " ENGUSHING vSTels CompLome reomcn SPANKLER Svaten 10 < 2 g
& R AR FARS A5 OFPnED SOBNAL NOTE: 1-TWO-WAY RADIO COMMUNICATION SYSTEM TO BE PROVIDED PER AFCS10. BE APPROVED BY PLUMBING SECTION PRIOR T0 INSTALLATION, 6 =g
o !
(7,
CODE ANALYSIS SHEET INDEX Qi
2z
PROJECT SUMMARY A1 | GENERAL INFORMATION ol %‘ "3'
i ZONE (QR3-1-0 -TIER3  INCENTIVES o rps |72 SITE PLAN & ROOF PLAN 2 g g
T AREA (52X170) 8.,838.5 SF 30% REDUCTION IN SIDE YA g
o ;0 ¢ v )s £38.5/500 UNITS 25% REDUCTION IN OPEN SPACE ] 421 [ FAR & OPEN SPACE DIAGRAM g g "E‘
PROJECT IS 100% PRIVATELY FUNDED | AW DENSTY e aae 21 FT INCREASE IN HEIGHT A3 | GARAGE PLAN
NO TAX CREDIT INCENTIVE i ’ A4 | 1ST & 2ND FLOOR PLAN
NOT A PUBLIC HOUSING PROJECT PROPOSED DEVELOPMENT 5 | 50 e e FLoOR PN
1 UNIT101-2BR/2BAUNITS @ 915 SF Sg:g §§ A8 | 5TH FLOOR PLAN
3 UNIT 201,301, & 401 - 3 BR/ 3 BAUNITS @ 1,206 SF !
ABBREVIATIONS SYMBOLS LEGAL DESCRIPTION 1 UNITPH1 - 1BR/1BAUNITS @ 570 SF S708F | A7 | ELEVATIONS
5 UNIT 102, 202, 302, 402, & PH2 - 2 BR / 2 BAUNITS @ 857 SF 4,285 SF A8 | ELEVATIONS
5 UNIT 103, 203, 303, 403, & PH3 - 2 BR / 2 BA UNITS @ 943 SF 4715 SF
A\ ELEVATION LETTER FR OF LOT 10, ARB 2 OF TRACT 3909, IN THE CITY OF LOS 5 UNIT 104, 204, 304, 404, & PH4 - 3BR/3 BAUNITS @ 1,269 SF 6345 5F A9 | SECTIONS
ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, 0 UNITS TOTAL ( 8-38R/3BA + 11-2BR/2BA + 1-1BR/1BA 20448 SF A10 | SECTIONS
AC.  ASPHALTCONCRETE ~ DWG.  DRAWING HW.  HOTWATER RES.  RESAWN \A6/ SHEET WHERE DRAWN 'AS PER MAP RECORDED IN MB 44, PAGE 82 OF MISC. & (8-3BR/3BA + 11-28R/ )
AC. ACOUSTIC TILE DWR.  DRAWER HWD.  HARDWOOD RV. ROOF VENT RECORDS, IN THE OFFICE OF THE COUNTY RECCRDER OF BICYCLE PARKING REQUIRED/PROVIDED 22 SPACES - 20 LONG/2 SHORT TERM
ADJ.  ADJUSTABLE EJ. EXPANSION JOINT 1.D. INSIDE DIMENSION RWD  REDWOOD / 2\ PLAN,SECTION OR DETAIL NUMBER SAID COUNTY. PARKING REQUIRED-TIER 3
ALUM.  ALUMINUM ELEV.  ELEVATION INT. INTERIOR S. SINK \A3,/ SHEET WHERE DRAWN RESIDENTIAL (20X0.5) 10 SPACES
- S - S L ey
: : g : DOOR TYPE : 594 GARAGE AREA 7,766 SF/ 200 = 38 OCCUP.
BLDG.  BUILDING EQUIP.  EQUIPMENT LP. LOW POINT SHT. SHEET ) GARAGE AREA ! g
BLKG.  BLOCKING EXIST.  EXISTING LV. LOUVER VENT SHTG.  SHEATHING &  wiNDOW TYPE ADDRESS: 1447 § Hi POINT ST. OPEN SPACE REQUIRED 1 =
BM.  BENCHMARK EXT.  EXTERIOR LT. LIGHT SPECS.  SPECIFICATIONS LOS ANGELES, CA 50035 (8X175 +11X125 + 1X100) =2875X075 215625 5F £ P
BOT.  BOTIOM FD. FLOOR DRAIN MAX.  MAXIMUM s.s. SERVICE SINK O SECURITY OPENING g oo
BR. BRICK FE. FIRE EXTINGUISHER MC.  MEDICINE CABINET ~ SECT.  SECTION WOOD STUD PARTITION OWNER: OPEN SPACE PROVIDED S 24
CAB.  CABINET FG. FINISH GRADE MCB. METALCORNERBEAD STD.  STANDARD TOV TRUST PRIVATE OPEN SPACE (19 X 50 SF) 950 SF e ou
CaB. CATCH BASIN FH.C. FIREHOUSE CABINET  MH. MANHOLE STL. STEEL E==1 1-HOUR FIRE RESISTIVE CONSTRUCTION 550 SOUTH HILL STREET, SUITE 1420 REAR YARD 950 SF 5 = ;g
CEM.  CEMENT Fud. FLOOR JOIST MET.  METAL STPG.  STRIPPING LOS ANGELES, CA 90013 5TH FLOOR GARDEN 592 SF w T3
ol CAST IRON FIN NS MFR s SQUARE @ HARD WIRED STATE FIRE MARSHALL APPROVED 310 865 8321 TOTAL 2,492 SF FsE [Fw Z
' A - MANUFACTURER Q QUA SMOKE DETECTOR W/ BATTERY BACKUP, LOW 54U [En
. Bz 0
CLR.  CLEAR FLR.  FLOOR MIN. MINIMUM T.C. TOP OF CURB BATTERY SIGNAL. AND WITH APPROVED CARBON 45 1830
C.d. CEILING JOIST FL FLOW LINE M. MIRROR T&G  TONGUE & GROOVED MONOXIDE ALARM ALLOW AREA (42 X 140X 3) X1.5 26,460 SE w O S e
CLG.  CEILING FO.C. FACEORCONCRETE  MISC.  MISCELLANEOUS TH. THICK ! PP —
COL. COLUMN F.OM.  FACE OF MASONRY M.O.  MASONRYOPENING  THRES THRESHOLD =  DOUBLE RECEPTICAL @+12"U.ON. | C | N Ty s0522SF
COMPO. COMPOSITION F.O.S.  FACE OF STUDS N.IC.  NOTIN CONTRACT TEL. TELEPHONE I Y '
- BUILDIN 1, 224,042 SF + $2-7,766 S
CONC.  CONCRETE FS. FLOOR SINK 0B, OBSCURE TPL  TOPOF PLATE = DOUBLERECEPTICAL -1/2 HOT VICIN MAP /]\ SCHOOLG F';}EE:REA 21 3‘;3 Z’; (A s g
CONT.  CONTINUOUS FT. FOOT 0.C.  ONCENTERS TR. TRANSOM =&  DOUBLE RECEPTICAL - GFI !
CORR.  CORRUGATED FUR.  FURRING OF. OVER FLOW TRANS.  TRANSFORMER @ WAL MOUNTED LT, FiXT * SEE SHT. A2 FOR ADD. DETAIL
CSK.  COUNTERSUNK GA. GAUGE OPNG.  OPENING TOW. TOP OF WALL B BUILDING TYPE - PLANNING 5 STORY OVER BASEMENT
CW.  COLDWATER GALY,  GALVANIZED PART  PARTITION TYP. TYPICAL —  FLUOR. FIXT. - BUILDING 5 STORY OVER BASEMENT DRAWN
DET.  DETAL Gl GALVANIZED IRON PL. PLATE V. VENT
CONSTRUCTION TYPE A/ 1-A
DF.  DRINKING FOUNTAN  GL.  GLASS GLAZING PLAS.  PLASTER VERT.  VERTICAL ©  CEILING MOUNTED LT. FixT. OCCUPANGY TYPES R2/82 CHECKED
DIA. DIAMETER GR. GRADE PLY. PLYWOOD W.C.  WATER CLOSET ©  RECESSEDLT. FIXT. BUILDING HEIGHT (Q) COND. 35 FT + 22FTTIER3  57-0¢
DIM. DIMENSION GYP.  GYPSUM BOARD P.P. POWER POLE wo. WQOoD 308
DIV, DIVISION H.B. HOSE BRIBE R. RISER-RADIUS WARD.  WARDROBE « TELEPHONE JACK 1947
DN. DOWN HDW.  HARDWARE RD. ROOF DRAIN WH.  WATER HEATER
DR. DOOR HORIZ.  HORIZONTAL REINF.  REINFORCING W, WROUGHT IRON (®  EXHAUST FAN - SEE NOTE 5A /a1 S R ANSIL: B0 2ie 48000 SF SHEET
DS. DOWNSPOUT H.P. HIGH POINT R.J. ROOF JOIST WM. WIRE MESH TV OUTLET DE 2R SE' ! o = s = 2 x (€AY
DW. HT. , PROVIDE 2-HR SEPARATION BETWEEN R2/S2 s
DISHWASHER T HEIGHT AESC S IROUGHISAWN Wr. WEIGHT BUILDING EQUIPPED W/ AUTOMATIC FIRE SPRINKLER SYSTEM,
EXIT SIGN - SEE NOTES F13&14/A1 COMPLYING W/ NFPA-13. 1
PROVIDE FIRE ALARM SYSTEM .
PROVIDE EMERGENCY RESPONDER RADIO COVERAGE PER LAFC 510 0 ‘\ OT i S

Case No. DIR -0 -6l - ol
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Page No.

EXHIBIT “A

b))
Z _of 15

Case No. Dt 138206 - ToC

ZONING FLOOR AREA

(NET FLOOR AREA W/ BALCONIES LESS
ELEVATOR, STAIRS, ENCLOSED SHAFTS

4 OPEN TO SKY OPEN SPACE)

15T FLR (4966 SF - 473 SF)
2ND FLR (4428 SF - 744 SF)
3RD FLR (4928 SF - 144 5F)
4TH FLR (4428 SF - 144 5F)
5TH FLR (4392 SF - 744 SF)

3243 o
4|84 SF
4|84 SF
4|84 SF
3648 SF

TOTAL

200493 sF
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20'-0" 135'-0" 15'-0"
REARYARD i FRONTYARD .
NOTE:
ROOF PLAN I. ALL. ROOF DRAINS ¢ DONNSPOUTS TO FLOW
< : > 1/8r=10" TO STORMWATER FILTRATION PLANTERS (LID).
SEE SHEETS 62-G3.
200" 185'-0" 15-0"
REARTARD 35-3" L 32-4" \ 344" , 5-6" 272" FRONTYARD
LOWEST POINT
ELEV 129.50 2
(24:39) (2a57) ~G, (13149) (13134)
A - /_ - - —_— __575'5\5'491__ IGSBB‘__ — I - - - . — - —
|
) ﬁ* <—m_—. E ‘_m—> El RAMP DN I
] e e PSSRy ENp UGy By S ——
LﬁT ~f&— :
& PATIO PATIO |
I ‘ '[
| _
UNITS (04, 204, 304, 404 & P UNITS 103, 203, 303, 403 ¢ PH3 U 2, 302, 402 ¢ PH2
2 BD/2 BA @ 1269 SF 2 BD/2 BA @ 943 SF 2 BD/2 BA @ 857 SF "
2! pATIO
1] OPEN SPACE o ¥
0 F UNIT (O] [
R2/52 OCCUPANCY 2 Bp/2iEs avdlS SF N
UNITS 201, 30l, ¢ 40!
| UNITS 201, 301, & 40| ]
! 3 BD/3 BA @ 1206 SF o2 | £
| o0 UNIT PHI
I . = | BD/I BA @ 650 SF | .
LANDSCAFE AREA [/ A 2 ikes &
: 376 5F & BATIO Mo N 13
£ 2 | A S 1 B p
5] A A > > 8
8
T 44 SF T I
3030) W E 1:12 RAMP UP
i
\A7J i
- 7 Nreseasw oo | === - - - TT T T~
(29.08) (29.93) 28l l iaea (o84 20m 5._5‘.[ S5 l oo " 5158) s2u8"
200" K 185'-0" i i 150"
REARYARD FRONTYARD .

ILDING F
(NET FLOOR AREA INCL. BALCONIES, ELEV.,
STAIRS ¢ ENCLOSED SHAFTS LESS OPEN
TO SKY OPEN SPACE)

GARAGE 1,166 SF /200=34 OCCUP.
IST FLR (4866 SF - 518 SF) 4288 SF /200=21 OCCUP.
2ND FLR (4428 SF - 349 SF) 4579 SF [200=23 OCCUP.
3RD FLR (4428 SF - 349 5F) 4579 SF /200=23 OCCUP.
4TH FLR (4428 SF - 349 SF) 4574 SF /200=23 OCCUP.
5TH FLR (4392 SF - 349 SF) 4,043 SF /200=20 OCCUP.

ST FLR (5047 SF - 473 SF)
2ND FLR (5/59 SF - 744 SF)
3RD FLR (5|59 5F - 144 SF)
4TH FLR (5]59 SF - 744 SF)
5TH FLR (4603 SF - 144 SF)

TOTAL 29834 SF 49 occuP.

HI-POINT STREET

AREA W/ BALCONIES LESS
ELEVATOR, STAIRS, ENCLOSED SHAFTS
¢ OPEN TO SKY OPEN SPACE)

424 SF
4415 SF
4415 SF
4415 SF
3859 SF

21228 SF

ROOF REFERENCE NOTES:

m BUILT-UP ROOF-CLASS 'A' - 1B ROOF
SYSTEMS ICC-ES # ESR 2852
SEE SHEET 3/AI5

42" W.|. GUARDRAIL &
GATE WHERE OCCURS

WARNING STRIPE ¢ HANDRAIL
EXTENSIONS AS PER IlA-6A/Dér

G.l. GUTTER
CRICKE

BALCONY BELOW
PARAPET WALL

AREA FOR FUTURE SOLAR
POWER STSTEM - SEE CALCS.
SOLAR PANEL LOCATIONS

TO BE APPROVED UNDER
SEPARATE PERMIT.

& 5] [ [

1"@ METAL CONDUIT CONNECT TO
METERING EQUIPMENT / INVERTER

PATHAAY FROM SOLAR ZONE
TO METERING EQUIP.

ROUTING OF PLUMBING FROM
WATER HTR TO SOLAR ZONE

CONNECT TO
WATER HEATING SYSTEM

PLANTER, SEE 3/A2.1
BENCH, TYP,, SEE 5/A2.1

TABLE, TYP,, SEE 4/A2.

MACOAT DECK SYSTEM
RR# 25983

FEFEE B @ &

LEGEND
[ -HR WALL
E=3 2-HR WALL

CLASS | - 4" STANDPIPE
W 2 1/2" QUTLET

EXIT SIGN - SEE NOTES
Fi3&14/A1

€D WATER CURTAN,
1200Q) ExisT. GRADE
12222 FINISHED GRADE

A WEATHER BASED RRIGATION
CONTROLLER SEE SHEET AlG

2

GS--~-GUTTER SLOPE
DS—DOWN SPOUT
RD-—-ROOF DRAIN
o CLASS | - 4" STANDPIPE
W 2 1/2" OUTLET

SITE REFERENCE NOTES:

[1] ADA PATH OF TRAVEL
NON-FILTRATION PLANTER

[B] CONCRETE STAIRS/STEPS - SEE D4r

WARNING STRIPE 8 HANDRAIL
EXTENSIONS AS PER |IA-6A/D4r

[3] LINE OF BALCONT ABOVE
[6] 6™-0" HIGH K.I. GATE & FENCE,

42" HIGH WROUGHT HRON RAILING

STORMNATER/FILTRATION PLANTER
[@] 6507 HiSH CMU WALL @
PROPERTY LINE

SHORT TERM BICYCLE PARKING

E 100% OF HARDSCAPE TO BE
RED CONCRETE W/
SMOOTH CEMENT FINISH and w/
SOLAR REFLECTANCE OF AT
LEAST 030 AS DETERMINED
PER ASTM E4I& or ASTM CI544.

MAILBOXES.

WEATHER BASED IRRIGATION
CONTROLLER

FIRE DEPARTMENT CONNECTION

2'-6"X4' MIN. WHEEL CHAIR REFUGE.
THIS AREA TO BE IN ACCORDANCE w/
SECTION 1007173 THRU 100716

PROVIDE INSTRUCTIONS AND
THO-WAT COMMUNICATION PER
SECTIONS 100163 & 100164

INVERTER ¢ METERING EQUIPMENT

FOR SOLAR POWER SYSTEM

EXIST. CURB BREAK TO BE REMOVED
-INSTALL NEW CURB, GUTTER AND
SIDEWALK

NEW XX'-O CURB BREAK

E)
El
=

GRADE PLANE
PLANNING LOWEST POINT EL. 12950
BUILDING

(129.38+129 414130 30+124.39) / 4 = 12962

DATE | REVISIONS

DATE | ISSUED FOR

EXP 1/31/21

(818) 247-2330

GLENDALE, CA 91205

URIU & ASSOCIATES

ARCHITECTURE . PLANNING

SITE PLAN & ROOF PLAN
1447 S HI POINT ST

SHEET TITLE
JOB NITLE

DRAWN

CHECKED

JoB
1947

SHEET

A2

830 8. GLENDALE AVENUE

LOS ANGELES, CA 30035
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Case No. D\rz L0~ &ng'z r

I. ELECTRICAL SYSTEM SHALL HAVE SUFFICIENT
CAPACITY TO SIMILTANEOUSLY CHARGE ALL
DESIGNATED "EV" SPACES AT FULL RATED
AMPERAGE BASED ON LEVEL 2 EVSE.

A SEPARATE ELECTRICAL PERMIT |15 REQUIRED.

2. A LABEL STATING "EV CAPABLE" SHALL BE
POSTED IN A CONSPICUOUS PLACE AT THE
SERVICE PANEL OR SUBPANEL AND THE "EV"
CHARGING SPACE.

3. WHERE ONLY A SINGLE CHARGING SPACE 1S
REQUIRED INSTALL A MIN. I-INCH (INSIDE DIA-
METER) RACENAY TO ACCOMODATE A
DEDICATED 208/240 VOLT BRANCH CIRCUIT.
RACEWAT SHALL ORIGINATE AT THE MAIN
SERVICE OR SUBPANEL ¢ TERMINATE IN CLOSE
PROXIMITY TO THE PROPOSED LOCATION OF THE
GHARGING SYSTEM INTOA LISTED CABINET, BOX
OR ENCLOSURE

4. WHERE MULTIPLE CHARGING SPACES ARE RE-
QUIRED, SHOW LOCATION & TYPE OF EVSE,
RACE-WAY METHOD. ONLY UNDERGROUND
RACEWAY & RELATED UNDERGROUND EQUIPMENT
ARE REQUIRED TO BE INSTALLED AT THE TIME
OF CONSTRUCTION. ELECTRIC CALCULATIONS
SHALL VERIFY THAT THE STSTEM HAS
SUFFICIENT CAPACITY TO SIMUL- TANEOUSLY
CHARGE ALL DESIGNATED "EV" SPACES AT FULL
RATED AMPERAGE BASED ON LEVEL 2 EVSE.

5. THE SERVICE PANEL OR SUBPANEL CIRCUIT
DIRECTORY SHALL IDENTIFY THE OVERCURRENT
PROTECTIVE DEVICE SPACE(S) RESERVED FOR
FUTURE EV CHARGING PURPOSES AS EV
CAPABLE IN ACCORDANCE WITH THE LOS
ANGELES ELECTRICAL CODE
6. THE MAIN SERVICE PANEL SHALL
HAVE A MIN BUSBAR RATING OF 200
AMPS,
1. THE MINIMUM LENGTH OF EACH EVCS SHALL
BE 1& FEET. THE MINIMUM WIDTH OF EACH EVCS
SHALL BE 9 FEET. ONE IN EVERY 25 EVCS, BUT
NOT LESS THAN ONE, SHALL ALSO COMPLY WITH
THE FF:

& FT. WIDE AISLE NEXT TO A 4 FT EVCS OR

A 5 FT WIDE AISLE NEXT TO A 12 FT WIDE

EVCS.

THE SURFACE SLOPE FOR THIS EVCS AND

THE ASILE SHALL NOT EXCEED ONE UNIT

VERTICAL IN 48 UNITS HORIZONTAL

(2083 PERCENT SLOPE) ON ANY DIRECTION.
&. THE EV SPACE SHALL EITHER BE
LOCATED ADJACENT TO AN ACCESSIBLE
PARKING SPACE MEETING THE
REQUIREMENTS OF LABC CHAPTER IIA TO
ALLOW THE USE OF EV CHARGER FROM
ACCESSIBLE PARKING SPACE, OR BE
LOCATED ON AN ACCESSIBLE ROUTE TO
THE BUILDING AS DEFINED IN CHAPTER 2
OF THE LABC.

EVCS / EVSE NOTES

)

GARAGE PLAN REFERENCE NOTES:

B REMNEEE MW E F RE

E]

ADA PATH OF TRAVEL
CONCRETE STAIR/STEPS - SEE D4r

HWARNING STRIPE ¢ HANDRAIL
EXTENSIONS AS PER |IA-6A/D4r

LINE OF BUILDING ABOVE
LONG TERM BIKE RACK WALL MOUNT
LONG TERM BIKE RACK FLOOR MOUNT

CONCRETE WHEEL. STOP, TYP
PAINTED PARKING STRIFES, TYP.
12" HiGH PAINTED WHITE LETTERS

MAINTAIN &'-2" CLEAR HEIGH

| 1/2-HR SELF-CLOSING DOORS-
W/ SMOKE SEAL 5/AI5
ACC SIGN AS PER SECT. IO9A8.8/DI

5% OF 24 SPACES=! OUTLETS REQUIRED/
| PROVIDED. FOR FUTURE INSTALLATION
OF ELECTRIC VEHICLE SUPPLY EQUIPMENT
(EVSE) IN EACH ONE

FOR FUTURE INSTALLATION

OF ELECTRIC VEHICLE SUPPLY EQUIPMENT
(EVSE) IN EACH ONE

- SEE GREEN BLDG. NOTES ON Al®
INVERTER. ¢ METERING EQUIPMENT

100 SF BIKE MAINTENANCE

6" CURB

255" METAL STUDS W/ 2-LAYERS

5/8" GYP. DW. TYPE X - 2HR

EGEND

[ CONC. WALL - 2-HR. RATED
CONC. BLK WALL-2-HR RATED

o

CLASS | - 4" STANDPIPE
W 2 /2" ouTL

EXIT SIGN - SEE NOTES
FIS¢14/Al

AUTOMATIC SPRINKLER
&

®

PROVIDED AT TOP OF CHUTE
AND IN TERMINAL ROOM

205/240\//40 AMP GROUNDED
AC OUTLET,

S% OF 19 SPALEﬁ— | UTLETS
REQUIRED/I PROVIDED

BvY] ELEcTRIC VEHICLE

00209 Exisr. GRADE

Im FINISHED GRADE

DATE | REVISIONS

DATE | ISSUED FOR

'~ {GIOVANN] URMI
A

G
)

(818) 247-2330
GLENDALE, CA 91205

URIU & ASSOCIATES

ARCHITECTURE . PLANNING

830 S. GLENDALE AVENUE

BASEMENT GARAGE PLAN
LOS ANGELES, CA 90035
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g
TIDEYAET
- _|.—v
I
|
!
|
5-g"

15'-0"

32'-4"

279"

L A

FRONTTARD

|

1
5-g"
IDETAS

Pt

LEGEND
[ I-HR WALL
E=H 2-HR WALL
A PLUMBING WALL

w CLASS | - 4" STANDPIPE
W 21/2" QUTLET

[E} EXIT SIGN - SEE NOTES

FI3&14/Al

WATER CURTAIN,

SEE 4/A3, TYP
10000) EXIST. GRADE
10000 FINISHED GRADE

REFERENCE NOTES:
[7] ADA PATH OF TRAVEL
[2] NON-FILTRATION PLANTER

. o Y
¥ Wol £y [3] CONCRETE STAIRS/STEPS - SEE D4r
S s WARNING STRIPE ¢ HANDRAIL
- - EXTENSIONS AS PER IIA-6A/D4r
1 1 [3] LINE OF BALCONY ABOVE
! ! [6] £-O" HIGH W.. GATE ¢ FENCE,
- SEE 3/A3
o 42" HIGH WROUGHT 1RON RAILING
| B ~BALC J i Y STORMAATER/FILTRATION PLANTER
| a o 6'-0" HIGH CMU WALL @
=] INING 2/ ) viNg BALC = PROPERTY LINE
SHORT TERM BICYCLE PARKING
ATl — A>— T > T — - > > [ *E%S
T 0 | [[[] HACOAT DECK STSTEM
R X | . RR #25483
9 S CLASS | STANDPIFE
i l_ —' i B S Lo
] - - - —— e — == _______ ———— e — -— - -- e — L [B] LINE OF BUILDING ABOVE
6-2" [ i7-8" [ 16'-5" l 5-4" l 181" L 16'-q" ‘;-5-[ 7-0" ‘, 10'-8" l 29-10" E-—o- [B] 100% OF HARDSCAPE TO BE UNGOLORED
20'-0" 1 A T a1 T aso" T 7 5o CONCRETE w/ SMOOTH CEMENT FINISH &
- W/ SOLAR REFLECTANCE OF AT LEAST
REARYARD FRONTYARD 030 AS DETERMINED PER ASTM E4I& or
ASTM CI544.
> SECOND FLOOR PLAN
I/2"al'-0"
L 20-0" 185'-0" 150"
REARYARD 353 y 324" 244" , 5-6" 21-2" FRONTYARD
ELEV 129.50 2
(12939 (2457) A0, (124.14) (3).44) (2134) (12958}
-— e t— - - — 576°56'49'E 169.99" -
R N = (29.08)TC
| RS o 12966,
ol in
o I b | [
) 4 RAMP DN |
! iy :
o 2 Ao ¥
&] T
I el (129.00)7¢ I
I — 128.73, |
',_
TABLE a2 wi
1w
| amio 4 vl
| & Lﬂ OPEN SPACE ! . !
Y 50 oF (¥ L
5L = | w0
aad
! TABLE | [
I 105 < || a1 5F || =
EH | , o
) LANDS;:P:F AREA 2 BlkES )S a
ol ] (29.08) L
& g
8 5] l-oup | 5, 122442) - 9 _ ’
& - - —
o R
]
1:12 RAMP UP ]
B .= T Nreseasw . iepes | - o7 -~ - - TTT T 4‘
23-i0" J, 162859 [ 54" [ 14 (5084 20-11* ‘-s'l, 1-0" [ 10'-1o* [ (D 32-8" !
A i 1 350" i a1 A i 15-0"
FRONTYARD

|\ _EIRST FLOOR PLAN

/8" =1-0"

of__I3
Case No. D20t 2007 - ToC

DATE | REVISIONS
A-
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A4

R
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=338
Lzy
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-4+
|
|

qlogt

17'-8"
34"

(2-4*

39'-4"

20'-0" 250" 15'-0"
REARYARD 32'-4" L 349" L 279 4'-1" FRONTYARD
/AN
22/
(5[7] @
Lr__ H ,
= ]
M-BDRM M-BDRM veprm |1l eoRMe2 :
LIVING i
1
| — | H [
2BD/2BA
lL a43 SF |
— ]
| © t o —
BA#2 T e ] Atz
S ~ Ol | ‘/\ ,l‘ B &~ !
wreeen [58[mas O I
1
B~ T~-—offg.  / -
I ! <
Bl— BALC /]:L & \ :
, A A
(- — >l >— A{TH —>—— == >— i > - —— '>
|
|
|_ | & __l
e - e - _ - - __ e -
ir-e" 61" 54" l CRll 204"
200" e A 7 % KT 150"
REARYARD FRONTYARD
> FOURTH FLOOR PLAN
1/g"="-o"
20'-0" 135'-0" 150"
REARYARD 353" P 32'-4" L 34'-9" P 27-9" 4" FRONTYARD

T PP —

g

SIDEY)

qreg

18"
39'-4"

12-4

—
62" [ I1-6" [ 16'=7" Lsu" [ 181" 204" 1o'-I0" 248" l
200" ! ! K 52-0" " i -0 50"
i REARTARD 1 FRONTYARD
| THIRD FLOOR PLAN
i/ersl-0"

70"

1SIDEY Al

LEGEND
[ -HR WALL
E=3 2-HR WALL
PLUMBING WALL
o1 CLASS | - 4° STANDPIPE
W 2 1/2" OUTLET

[E] EXIT SIEN - SEE NOTES
Fl3&14/A1

4} WATER CURTAIN,
SEE 4/A3, TYP

oooo) EXIST. GRADE
10000 FINISHED GRADE

REFERENCE NOTES:

[[] ADA PATH OF TRAVEL
[2] NON-FILTRATION PLANTER

[B] CONCRETE STAIRS/STEPS - SEE Dar

WARNING STRIPE ¢ HANDRAIL
EXTENSIONS AS PER lIA-6A/D4r

[B] LiNE OF BALCONY ABOVE
6'-0" HIGH W, GATE & FENCE,
SEE 3/A3

42" HIGH WROUGHT IRON RAILING

B MACOAT DECK STSTEM
RR #25983

EXHIBIT

Page No.
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aq-4r
|
|

} 200" 850" 15-0" )
REARYARD 3" L 32'-4" 34'.4" | 271-8" , 5-0" FRONTYARD
A
@ |
ok |
1 = ;
|
er—— [16\ @l
BALC E T ] BALC BALC ! -
] |
| wepme || weome | ] emmie ] |
l LIVING 1: LIVING Ty |
T Pz | UNIT PH2 3
ey e i
: pany .
== |
I i - Wol OPEN SPACE
i i T DINING 2 o
ok EX | We | & BA%2) | 2 NI
: ) Yo /| i o
i Oll [l ./ Gt = o — ]
| ¥, - .- ol
Ol R 1 |
KITCHEN  lojoff M-BA KITCHEN ol 570 oF r—
i =7 DLl A R & ST S\ Lvine |
! al X A ! : .
| A A i A ] o !
1
| §_l_>_m_ Lo > I_._m_._> _______ > _._LT_'_ > L. |
1
| | |
|
L i _
62" L 156" |, 181" Ls‘ . [ 181" 200" [, 10" ‘, 10-1o" |, 18" |, 12'-0"
20-0" K i K 520" K 1 180"
' REARTARD FRONTYARD
| FIFTH FLOOR PLAN
1/8%=i-0"

3q'-4"

T-0"

SIDEY ARD

LEGEND
[ 1-HR WALL
E 2-HR WALL
PLUMBING WALL

CLASS | - 4° STANDPIPE
W 2 1/2" UTLE

. EXIT SIGN - 5EE NOTES
FI3&14/Al1

WATER CURTAIN,
SEE 4/A3, TTP

(100.00) EXIST. GRADE
10000 FINISHED GRADE

REFERENCE NOTES:
[1] ADA PATH OF TRAVEL
[2] NON-FILTRATION PLANTER

@ CONCRETE STAIRS/STEPS - SEE D4r

WARNING STRIPE ¢ HANDRAIL
EXTENSIONS AS PER IIA-6A/D4r

[B] LINE oF BALCONY ABOVE

lz‘ 6'-O" HIGH WI. GATE ¢ FENCE,
SEE 3/A3

42" HIGH WROUGHT RON RAILING

2] MACOAT DECK STSTEM
RR #25483

PLANTER

EXHIBIT A’

Page No.
Case No. _M—-?Avv Wk1- Tol

of 15

DATE | REVISIONS
A
A

DATE | ISSUED FOR

(818) 247-2330
GLENDALE, CA 91205

URIU & ASSOCIATES

ARCHITECTURE . PLANNING
830 S. GLENDALE AVENUE

FIFTH FLOOR PLAN
1447 S HI POINT ST
LOS ANGELES, CA 90035
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MAX ELEV
EL 186.50 @_ -

ELEVATION | EGEND:
o [1] BUILT-UP ROOF-CLASS ‘A"
_ - — = = EXTERIOR STUCCO OVER MET. LATH

I
[
|
I
|
|
I
|
I

57-0"

508"

PAINT ~ FRAZEE - SMOKED SALMON CL 3143W
’ l [B] PAINT - FRAZEE MUDDY WATERS CL 21550

PAINT - FRAZEE HELIUM CL 316l

[
|
|
|
I
I
I
I
|
|
I
I
|
I
I
|
|
I
|
I
I
I
I
|
I
I
I
|
|
I
[
|
|
I
I
I
|

|
|
1
|
I
I
I
[ |
I I
| I
I |
I I
I I
I |
I
[ |
[ [
DATE | REVISIONS
A
A

=
|l

ey
|

LR
S5THFLR T U [B] DAL TILE - WALNUT TPBS

[
I

MR
!
L]

[
I
|
|

[6] 42" HiGH 6LASS RAILING

42" HIGH METAL RAILING

LINE OF NATURAL GRADE
= [4] PLANTER

&' HIGH CMU WALL

42" HIGH METAL GUARDRAIL ¢
GATE WHERE OCCURS. SEE 2/A2

[2] &' HiGH WI. FENCE ¢ GATE 4/A3
= [8] sTAIR TOMER

ELEVATOR TOWER

[B] roLL-UP pOOR

CONCRETE SLAB ON GRADE

a-io' |
|
— ||

A4THFLR

DATE | ISSUED FOR

|
|
I
|
|
Jz-et
|
I
[
I
|
!
l
I
|
I
GO,
56"
[

q-io*
L],

3RD FLR

|
|
|
I
‘-6
I
N
N
|
[
|
|
|
I
I
|
)
M
I
I
[
|
o
|
I
I

|
|
|
|
I
|
|
I
I
|
Ll

R(N
~ ]
L]
=
| ]
|

a-1o
—P
L1

— 11

e
gt

7

- CONCRETE DECK (3HR)
RETAINING WALL

STRUCTURAL FOAM - INSULFAOM ASTM
Dl62I ¢ ICC ER ERS IT78

ﬁE_F____ :

Y
3]
Jl

I

L I Bd METAL AMNING

S - [3] BULDING ADDRESS PROVIDED
AT ENTRANCE OF BUILDING IN

EL 132,00
IST FLR

26"

|
]
L
LOWEST POINT | qsoL

IN’ ol | . — — s - ACCORDANCE TO LAMC 51.04.11.

I ROOF PLANTER. SEE 2/A2

| B3 NEW CONC. SIDEWALK PER CITY STD.
1

i
I
| B4 FIRE DEPARTMENT CONNEGTION
|
!

Topt

(818) 247-2330

GLENDALE, CA 91206

&, GUTTER
DOWN SPOUT

SOUTH ELEVATION WINDOW SCHEDULE

1/8"=1-0" LEST SIDE

WIDTH | HEIGHT | SF.
4-0 4-6 18 SF
5-0 46 22,5 SF|
6-0 4-6 27 SF
4-0 6-6 26 SF
5-0 6-6 32.5 SF|
6-0 66 39 SF
2-0 46 98F
3-0 46 13.5 SF|
26 4-6 11,25 SF
-0 2-0 6 SF

MAX ELEV

EL 18650 B—

URIU & ASSOCIATES

ARCHITECTURE . PLANNING
830 S. GLENDALE AVENUE

oPEeBEEEE)|3

&'-1o*

g

5TH FLR.

| PR __i;

DOOR SCHEDULE
WIDTH | HEIGHT | SF.

5-0 8-0 40 SF
6-0 8-0 48 SF
7-0 8-0 56 SF

I
[
I
|

il

-l

BREH

<=

510"

q-10*

TO STORMWATER FILTRATION PLANTERS (LID).

® NOTE:
@ I. ALL ROOF DRAINS ¢ DONNSPOUTS TO FLOW
Il | 9 SEE SHEETS 62-63.

50'-8"

@
®

q'-lo"

1447 S HI POINT ST
LOS ANGELES, CA 90035

SHEET TITLE
ELEVATIONS
JOB TITLE

|
c—H—p
|

a-10"

EL 132,00
15T FLR
F TrA4n—

— O} =mse DRAWN

36",
0

LOWEST POINTI%.SO ! ! CHECKED

I Jos

1947

EAST ELEVATION SHEET
B FRONT

EXHIBIT “A” AT

Page No. 1 _of
Case No. \¢-2v10 - 2ol -ToC




57'-0"

MAX ELEV
EL 18650 BHH— 2
- — e — i — = = — T L L z
ELEVATION LEGEND: H
[1] BULT-UP ROOF-CLASS 'A! E Q Q '
i ———— — - — —  — - - 7T Y — - - - - -t r - - - - - — — =L T == EEXTERIORSWGCOOVERMET.LATH. w
PAINT - FRAZEE - SMOKED SALMON CL 3143n | 1
3 ® ® ® ® ® © [B] PAINT - FRAZEE MUDDY WATERS CL 3I55D =
ES " PAINT - FRAZEE HELIWM CL 361N
| smer & S I — o 4 - - L _ — = [5] DAL TILE - WALNUT TPES 3
- - - - - — /== — — — — —¢ - - — 1l = - = = = Tr. = = - - == - - - [re
42" HIGH GLASS RAILING o
o ® ® ® ® ® ® el 8
o 42" HIGH METAL RAILING 2
) ¥ 9 LINE OF NATURAL GRADE ={.1.1.].
4TH FLR [ E - P w
T =T = =< = o= = oy il ] S R e = x —lE - Z - - EZ- Z === - (3] FLanTeR E
[ie] &' HieH cMu WALL ol O I
5 @ & ® ® @ ® ® [if] 42 HiGH METAL GUARDRAIL ¢
LI GATE WHERE OCCURS. SEE 2/A2
3 9 $ $ $ [2] &' HIGH WI. FENCE ¢ GATE 4/A3
J ROFR = N I - S —=lt+t=-_==="="=—F = = = = = — = [B] STAIR TOWER
. ELEVATOR TOWER
: ® ® ® ® ® ® &
_(T’ [5] ROLL-UP DOOR
& FL. e —— K
i ﬂ— CONCRETE SLAB ON GRADE
T —'l: n— e — = === = e s b mf— = [7] concrere peck GHR)
z ' @) ® ® ®@ ® ® ® RETAINING WA
] | [6] STRUCTURAL FOAM - INSULFAOM ASTM
» DI62! ¢ ICC ER ERS IT18
B 12200 ! ] BJ METAL ARNING
ST
A — — - — = BUILDING ADDRESS PROVIDED
p [LonEST POINT 12950 el ENTRANCE OF BUILDING IN
EeRel _— = - = — = —— - = = — - - —--———-- - — - - = — — 4 — — = ACCORDANCE TO LAMC 51.04.1.
ROOF PLANTER. SEE 2/A2
3 NEW CONC. SIDEWALK PER CITY STD 0
B4 FIRE DEPARTMENT CONNEGTION w § §
H
B .. eutteR E g‘i
e
g ponn sPout 6 g
O =@
AN,
A NORTH ELEVATION WINGOW SCHEDULE (¥
/B a-0" RIGHT SIDE TYPE| WIDTH | HEIGHT S.F. < Sg
®] a0 | +6 | 185 o '&'g
MAX ELEV 50 | 46 | 2255F ) Eg
EL 18650 ©] 60 | a6 | 275 T %ﬁ
3 I OMNTRIT T e RO g | A GSIeata e ORE e —— fie Dinl ¢ @] 20 | &8 | w5 =RE]
N AREA OF UN ®] 50 | 66 | 325sF
o o 20FT FROM PL.- 5% g 60 | 66 | 395F
—a—— 1 == — = — — 4= —_— - — 20 6 | 95F
_ ®) @ WA, 39-6XA'-10 = 3884 SF O a0 | a6 [ 1355
[} A. OF OPNGS 65 SF(N+48 SH(D) = ® | 2s 46 |11.258F
;
® N L3 SF/24.1% Of 30 | 20 | ssr
STH FLR b
N P — o S — =0 = DOOR SCHEDULE
TYPE| WIDTH | HEIGHT S.F.
5 ® @ WA, 39'-6Xq'-10 = 3664 SF @ | so 80 | 40SF
: _ A. OF OPNGS 65 SF(N)+48 SF(D) = @] o0 | eo | s
2 R I3 SF/24.1% 7.0 80 | 56SF
| 4mAR i I
T -0 - == r—_ = — === -
N o
. ® ® @ . i 3004 =4
& B nA. Srexaio - -oF INOATLEJ.X‘ROOF DRAINS ¢ DOWNSPOUTS TO FLOW S
i = v = o
? i':' - - A. OF OFNGS 65 SE(W+46 SF(D) TO STORMWATER FILTRATION PLANTERS (LID). ':Z <
3 ) ® I3 5F/24.1% SEE SHEETS 62-G3.! =9
3RD FLR £ a % ]
N R I e S =i == b
%) WA, 39-6XA-10 = ] % ;3
5 ® © A. OF OPNGS 65 SF(N+ 48 SF(D) = E EldnZ
. i _ oL I3 SE/24.1% 5 g 553
A1 :l 5 w|833
2ND FLR
B —_— p— — — _— —
® H WA, 39'-6X4-10 = 3884 SE
) A. OF OPNGS 65 SF(W+ 48 SF(D) =
. O == == mlrhadng 113 5F/24.1%
1
EL 132,00
15T FLR | .
3 I DRAWN
lonest PoINT 129500 L —{h
o)
I l CHECKED
I |
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| ! SHEET
. WEST ELEVATION
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57'-0"

50'-p"

MAX ELEV
EL 186.00 B
- - = j? [F romm— — = = =
A NZ
3 ORR| BALC.
Y < o UNIT PH2
5TH FLR
b el — B Y T ==
0
5
i CORR| UNIT 402 BALC.
Py
4TH FLR .E
b i = Y == etiiss
o |, :
N
ol 2 CORR. UNIT 302 BALC.
Y
8 3RD FLR .E
N — = = Y ===
I
[
N
o oL CORR - UNIT 202 BALC. oL
| 2oRR I l I
== = Y = e
g l
I | CORR, UNIT 102 BALC. i
EL 132,00 17|
1ST FLR U] I
$ T = . —
v Lowesrpomo I e |
) BASEMENT GARAGE !
| |
SECTIONS
1/8*='-0"
MAX ELEV
EL 168650
| P
i g @ B =] .
3 UNIT PH4 UNIT PH3 UNIT PH2 UNIT PH2 UNIT PHI
S5TH FLR E E m
. TE S — = Y ! — —
N 5 2]
= UNIT 404 UNIT 403 UNIT 402 = uNIT 402 UNIT 40
4TH FLR E __—: E
- ='= - - = = . Y
o
. UNIT 304 UNIT 303 UNIT 302 = uNiT 202 UNIT 30
3RD FLR 1] — lol4]
b - = - - = = Y .
=9 PL.
;,‘- UNIT 204 UNIT 203 UNIT 202 UNIT 202 UNIT 201
2ND FLR ! ki o]
7 - = - - = = Y Y
[
a UNIT 104 UNIT 103 UNIT 102 = UNIT 102 UNIT 101
B 3 =
o — U Y —
0

LOWEST POINT 124.50"

BASEMENT GARAGE

BASEMENT GARAGE

Ry

\
— =t
I

SECTIONS
( ) 1/8*a1-0"

SECTION REFERENCE NOTES:
BUILT-UP ROOF - CLASS 'A'

5/8" GYP. DW. TYFE X' - TYP

R-13 INSULATION - TYP

R-19 INSULATION - TYP

R-30 INSULATION - TYP

MACOAT DECK SYSTEM
RR# 25983

42" HIGH W, RAILING
EXIST. GRADE
STRUCTURAL FOAM -

INSULFOAM ASTM DI62] ¢
ICC ER ERS 1778

V1/2" LT. WT. CONC

2 - 5/8" PLYWOOD SUBFLOOR
WITH I5% FELT BETWEEN

PLANTER

STAIR TOWER BEYOND
ELEVATOR TOWER BEYOND
' HIGH CMU WALL
CONCRETE SLAB ON GRADE
CONGRETE DECK
ELEVATION | EGEND

(0.00) EXISTING GRADE ELEVATION
0.00 NEW GRADE ELEVATION

ERTOREE BR GEEEFEBNE

EXHIBIT
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57

S0'-8"

MAX ELEV

57-0"

UNIT PH4
ElE)
L

UNIT 404
(419]
Y

UNIT 304
[4]o]
Y

UNIT 204
[#]9]
¥

UNIT 104

EL 186.00
5
0
Q
5TH FLR
[
3
L3
4TH FLR —
[
% )
Pl ®
R 3RD FLR
)
3
v
2ND FLR .
[
a
T
EL 132.00
IST FLR
P

LOWEST POINTI2450

BASEMENT GARAGH

|

H

3

-—r-—F

MAX ELEV
EL 186.00
m . i
. Nz [ 5 2]
a UNIT PH4 UNIT PH3 UNIT PH2 UNIT PHI :
yy
S5TH FLR .E D
T - =i == Y Y
t E
3 .
3 UNIT 404 UNIT 403 UNIT 402 UNIT 40!
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Green Building Notes
Performance Approach L“M
TOTAL LANDSCAPE AREA: 1529 sq. ft.
WATER SUPPLY TYPE: Potable, LADWP soeH . o
A minimum 3-in. layer of mulch shall be ——— 2 S
applied on all exposed soil surfaces of onplLonacs w ~— ™
planting areas except turf areas, creeping = LU @ =
ar rooting groundcovers, or direct-seeding o & 8
applications when mulch is contraindicated. eocH O
For soils less than 6% organic matter in the ) . O <C
" D ~—
top 6 in. of soil, compost at a minimum rate Tame Site amenities, typ. , = ({ %
of 4 cu. yd. per 1,000 sq. ft. of permeable P C|B w $ [>'e]
area shall be incorporated to a depth of 6 in. v = < o
into the soil. ﬂ age No. Ll = §£
T have complied with the criteria of the _‘F——-P y —— w =
ordinance and applied them for the efficient Case NO' Ol’?, 2*020' 20 L—l - oL 8 723 9
use of water in the landscape design plans. N - 3 7] \ O B89 <
A Certificate of Completion shall be filled out I 3
and certified by either the designer of the JEXTEA Exty. tree o b a4ty
landscape plans, irrigation plans, or the i x 1__Extg.tree to be removed, typ.
licensed fandscape conractor for the project. FIFTH FLOOR PLAN ‘ot J Lu
For projects that include landscape work, the :_ R D_
ti.’l.":.ii&? :r?;:Toc:i::ﬁnFsD;;e?oRnNaK'r:c:IH ' L § ;m_:m.mq L1 : B - Sail in planting areas to be amended with Class I Forest Fioor Mulch SN \L_Extq. tree to_ remain, typ.
(State Assembly Bill No. 1881, 5.304.1) . “i Hydrozone indicator available from C&M Topsoil, Inc. (818) 899-5485 ) < Z
TOTAL POTENTIAL LANDSCAPE AREA; 3,732{sF T -~
— : e M)h":"‘:‘"ﬁ:‘::::i'-('mP"s] TR Lege::gm” Nams Site TGty UGG Guideline C- 1 tree/500 SF landscape area in the project < )
e ] ﬁ% 11&3| Chondropetalum tectorum Small Cape Rus Gal. | 3 ow Front yard planted area = 196 SF
NS P SE B L . _
LN 172 SE, e o mawa=  |(€to) x 0.62 x [(0.55 x LA)#1 - 0.55 x SLA)] 2|} Agonis fle: Peppermint Willow 4“Box Low Reqylred shade tree 11500 SF=1 (D
URBAN FORESTRY NOTES: TOTAL 75 % ) YT 310 Cistus x purpureus Orchid Rockrose Gal. Low Provided shade trees = 3
Final determination of tree planting locati is subject to E 4 hlomis fruticosa Jerusalem Sage Gal. Cow B . D_
L . to - - (@0l | AReA (A | Evar sta | mawa : i I agree to comply with the requirements
taight Lily Gal. L 9 ply q
approval by Bureau of Street Services, Urban Forestry Division. v ?j’:: EX] Tszo w55 00 [zevatss[oAtve 5 :;knllllqelalel:ma T Box L:vv: nf‘:he :,ag_:r emgie'ntt]ards:apg ordinance Z
i ivisi = 2L Estimated Total Water Use (ET k ariegated Buckthorn Gal. | 46| Low and submit a complete Landscape
ﬂ::c"{::: :a'gs:x:; i;:»:::lsi’vg:;at: :I?:i:z:)r!ifemlst'?snt;za" Shr e M vau:‘(eu ‘ “s-num::‘ ETwi (] Salvia leu:alntha 'Santa Barbara’ [Santa Barbara Sage Gal. | 13| Low Documentation Package.
N e i 0215 Lot ) i X Lippi if i Lt
responsibility of the Contractor to ensure the trees are the oETALLG; S i ary. fpomrs ciar 1 S 1uE::h=l3=r:-?=d'lA:tr:r Tow" :l‘;:gnll:w Echeveria @ 16"0C anl. 3596 J%x‘“
proper species approved by an authorized representative of i ToPGHQ e | JI — = T 11 Coppertone Stonecrop @ 12°0C| Fiats | 2.5 Low
Urban Forestry Division. ; T [ ETIN o e frveiee Tt “""""':: oo T = 12()] New street tree - size and species TBU by city Urban Farestry Division | 24"Box| 1] Low
T o 2 i ater erigation dratone 0 -
t : one | Description eods etho z rea i { o
The street trees shall meet or exceed the criteria of good-quality i i - i ! o Cremmen = :Z Mn‘:,' 0 (::I:] Fisasry :‘; 210,63 Y OF TREES FECUIRED AND PROVIDED TREES TAGLE o Signed: M o
tree stock set forth by the UrbanTree Foundation (urbantree.org) el oo = 4 i ey 2 | Trees Tow [ Brip 037 as 8| sszzt i Ia T [T TS EXISTING TREES ON e " % ~
and the Western Chapter of the International Society of s s i b 3i | Teass ow o erip o3 | s 22 | sona7 m—iiém%m ermontiame Replace Tree sire " Date: o=l w o
Arhoriculture's (WCISA) Guideline Specifications for Nursery T — e o T pRmee [ ten = — ol e & [Jscarands mimosicts Vasanda Vs EXISTING PARKWAY T UN— = L N T -
Tree Quality (wcisa.net/downloads/NurseryTreeSpecs.pdf), = o T £ [T & [ shresge | tow o3 g | o1 | o7 | 6s W55 | azress TREES ON PRIVATE PROPERTY aees O & | O X
s S — i — el B - R ECE L i e S K T oo s o ey N eees WowseR | wams | wea, GAL DESCRIPTION: [ e R
Contact Urban Forestry Division (213) 847-3077 at least five o e s [Shebsce | tow 5 o | oo Jos7 | am | e |aomas 3. e 2usile Erush Chery = BT B o o LEGAL DESCRIPTION: -
working days hefore delivery to arrange an appaintment with o o s e > ; pum (5 oas [ 037 [ 152900 [ sse30 [wrsanzn I e - T T APN: 5068-012-033 Drawn By: PG
the inspector. lnspector shall review the proposed tree focations S S——— | S — 7 - 2 = SIS o ssiae Erush Chatiy e T ” :.:":“:1?9:; 2?339“
prior to the construction of the sidewalk. Urban Forestry Division e ol e 5 of i ottt . gl : o O T LI = e BLOCK: None, LOT: FR 10 Sheet No.
accepts no responsibility for any purchasing and/or delivery . o — I OGP e T e i A W) WMAP REF: M & 44.62
arrangements and shall reject any trees failing to meet the i 5 i . . 3_|Aitanihus sltssima Tree of Hamnan b3 YREES PROVIDED ’
specifications set forth in the Urban Tree Foundation's and W, e ilGssiasiaess 0 3Perssa ameriang Tmcain Vis o Teer e o o 5 10 20
WCISA's Guidelines Specifications for Nursery Tree Quality. i a1 g sl Total ETAF x Arexl | (B4D) | Se6.30 M _j¥uees alephantoes Grant Yucoa Yes = T TR 3 1 ] ! ¥
-- R Tical Area &) " rotal Aeaa (ee) | asasan _ I - ! .‘m
Contractor shall be responsible for any permit requirements or fees. i [foeraseEvae | 1874 Lot A L TovaL TREEs - Za eox iz B aat - o :]_‘Qf 3 B
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1) AUTOMATIC CONTROLLERS SHALL BE SET TO VUATER BETWEEN 5 PR AND 10 A TO REDUCE EVAPORATIGN.
2)A MINIMUM OF PVC SCHEDULE 40 OR EQUIVALENT SHALL BE USED FOR MAIN LINES AND UNDER DRIVESSAY
AREAS.AND A MINMUM OF PYC SCHEDULE 200 GR EGUNMALENT SHALL BE USED FOR LATERAL LINES.

3 THEIRRIGATION SYSTEM MUST COMPLY WITHALL LCCAL STATE AND FEDERAL LAWS AND REGULATIONS,
4j CONTRACTOR SHALLPROVIDE THE CVVNER WITH A SET OF ‘AS-BUILT™ PLANS.

3)IT IS THE INTENT OF THE DRAIVINGS TO SHOWA COMPLETE AND QPEFATIONAL IRRIGATION SYSTER.

‘THE SYSTEM WAS DESIGNED BASED ON LANDSCAPE AND GRADING DRAWING IN EFFECT AT THIS TIVE.

ANY DISCREPANCIES, OMMISICNS, ERRCRS. ETC.. OR ON-SITE CHANGES DGES NGT RELIEVE THE IRRIGATION
INSTALLER OF HIS RESPONSIBILITY TO PROVIDE A COMPLETE AND OPERATICNAL SYSTEN,

6)IRRIGATION LINES, VALYES 8ND GTHER EQUIPMENT SHOWN IN PAVED OR PUBLIC AREAS 472 SCHEMATIC
AND ARE FCR DIAGRAMATIC PURPOSES ONLY. LINES, VALYES, AMD OTHER EQUIPMENT SHOVM IN PAVED OR
PUBLIC ARESSARE INTENDED TO BE LOCATED IN ADJACENT PLANTING AREAS.

7} ALLLINES TRAVERSING HLRDSCAPE TO BE PLACED IN CONDUIT UINDER PAVING.

WITHIN THE PUBLIC RIGHT OF WAY

a. Allirrigation mainline shall be Schedule 80 PVC, and all laterals/sleeves
shall be Schedule 40 PVC. Sleeves shall be 2x the size of the pipe being
sleeved, All irrigation mainline and laterals shall be a minimum of %" size.
b, Contractor shall pay for all permits and construction costs for the
Department of Water and Power (DWP) to conduct any street work
(trenching), mainli i ion in the street and sub-water meter
installation and reduced pressure backflow preventer review, A billing
address must be provided when applying for instaliation of the sub-water
meters. Contractor must file the application prior to start of construction.
Contractor to contact the City in order to establish utility service and
billing addresses, Utility service must be estabiished prior to tree/shrub
installations.

c. The Reduced Pressure Principle Backflow Preventer, related equipment
and irrigation controller shall be installed on private property.

d. Allirtigation equipment (for both concrete and landscape areas)

shall be installed in traffic-rated concrete valve boxes with hinged

metal lids, Irrigation equipment includes remote control valves, flush
valves, air-relief valves, quick couplers etc,

e. Altirrigation mainlines within the public right of way shall be 24" below
finish grade. All irrigation laterals within the public right of way shall be
12" below finish grade, Below vehicular access areas, irrigation mainlines
within the publicright of way shall be 36" belaw finish grade, sleeved.

£ Altirrigation shall be pop-up spray/bubbler heads andior sub-surface
drip irrigation. No fixed risers afe allowed within the public right of way.
g. Direct burial wire shall be #14 gauge and shall be placed at 24" below
grade taped to mainline where applicable.

h. All drip ircigation shall be direct burial type, a minimum of 2" to 4"
below finish grade.

D - Autamatic irrigation controller

Verify location with owner
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F - Weather based irrigation sensar

Verify location with owner

Green Building Notes
Performance Approach

NOTES:

1. Pressure-regulating devices are required if
water pressure is below or exceeds the
recommonded pressure of the specified
irrigation devices.

2. Check valves or anti-drain valves are required
on all sprinkler heads where low-point drainage
could occur.

3. Recirculating water systems shall be used for
water features.

4. Locks shall be installed an all pubicly accessible
exteriar faucets and hose bibs.

§.Plumbing contractor to install stub line for
rooftop and upper floor irrigation.

A diagram of the irrigation plan showiag
hydrozones shail be kept with the irrigation
for sub:

purposes. K
An irrigation audit report shall be completed
at the time of final inspection.

I have complied with the criteria of the
ordinance and applied them for the efficient
use of water in the landscape design plans.

A certificate of Completion shall be filled out
and certified by either the designer of the
landscape plans, irrigation plans, or the
licensed landscape conractor for the project.
For projects that include landscape work, the
Landscape Certification, Form GRN 12, shall be
completed prior to final inspection approval.
(State Assembly Bill No. 1881, §.304.1}

WATER DURING PLANT ESTABLISHMENT:
SHRUB AND GROUNDCOQVER SYSTEMS
10 MIN,, 1X PER DAY, FOR FIRST 10 DAYS

SPRING WATERING AFTER PLANT ESTABLISHMENT:
TREE. SHRUB AND GROUNDCOVER SYSTEMS:
6 MIN. 3X PER WEEK

SUMMER WATERING AFTER PLANT ESTABLISHMENT:
SHRUB AND GROUNDCOVER SYSTEMS:
10 MIN., 3X PER WEEK

FALL WATERING AFTER PLANT ESTABLISHMENT:
TREE, SHRUB, AND GROUNDCOVER SYSTEMS:
6 MIN. 3X PER WEEK

WINTER WATERING AFTER PLANT ESTABLISHMENT:
SHRUB AND GROUNDCOVER SYSTEMS:
10 MIN,, 2X PER WEEK

ALL IRRIGATION SYSTEMS TO BE OPERATED IN
EARLY MORNING OR IN THE EVENING.

FIFTH FLOOR PLAN

E - Dedicated Landscape

Irrigation Sub-Meter

. EXH,B,T A

PageNo. _ 12 of 3

Case No, 2 201a- 2457 - o

STATIC PRESSURE AT METER: 110-94 PSI PER ELIA SUN, LADWP (213) 367-0973

lagree to comply with the requirements

of the w

and submit a complete Landscape
ntation Package.

Docume

ater efficient landscape ordinance

IRRIGATION LEGEND IRRIGATION LEGEND -
VALVE OESCRIPTION APP. SYMBOL DESCRIPTION PART NO
NO. | sym. PART NO |PRESSURE|GPM| IN/HR | GTY SPACING SUBTOTAL |TOTAL GPM | WM |DEDICATED LANDSCAPE IRRIGATION SUB-METER | 1"
[ HUNTER PLD DRIP TUBING PLD-06-12 £ oo1| on 278 16" 274 274 @ _ |FEBCO BACKFLOW PREVENTER MOBEL 825Y
2 |- —— HUNTER PLD DRIP TUBING PLD06-12 EY oo1| o7 52 16" 052 052 & [WILKINS PRESSURE REDUCING VALVE 600
3 == HUNTER PLD DRIP TUBING PLO-0G-12 0 001 o072 78 16" 078 078 | & |HUNTER CONTROL ZONE VALVE KIT PCZ-10-25
4 = HUNTER PLD DRIP TUBING PLO-0G-12 0 001| o7 102 16" 102 1.02 A, |HUNTER RAIN SENSOR, CONDUIT MOUNT | SOLAR-SYNC
5 |- ——-i HUNTER PLO DRIP TUBING PLD-GE-12 0 .01 0.72 182 16" 182 182 A HUNTER I-CORE CONTROLLER IC-600-M, six station w/ one ICM-600 exp. module
6 |- — HUNTER PLD DRIF TUBING PLD-06-12 EN) 0.01 0.72 27 16" 273 274 =) HOSE BIB - OWNER TO SELECT LOCATION
T ITTT HUNTERPLO ORI TUBING PLD-06:12 30 e L 1 L1z L NIBCO GATE VALVE SIZE PER LINE
8 | HUNTER PLD DRIP TUBING PLD-0&-12 30 0.01 0.72 133 16" 133 1.33 SCHED. 40 PVC LATERAL LINE 34"
|\l SCHED. 40 PVC MAIN LINE
Valve size

LEGAL DESCRIPTION:
APN: 5068-012-033
PIN: 1298173 594
TRACT: TR 3909

BLOCK: None, LOT: FR 10
MAP REF: M B 44-82
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PLANTING SPECIFICATIONS IRRIGATION SPECIFICATIONS

A The Coat h ol clant reaterials 25 mdisai=r an th2 or: Wt 25 specihied. P h o nnel fanvi PR BTN A7 L 8T SUDe st 1 Ml Scope
The Conrr s ettt copatie o peSits g chios ksl of Tl G . esmontl S plo e Yoo 0 e i a3 RinEiates 1 e, sl o st <= o D1l v st e o syt spcisd narer i comst e ok . KEEP MULCH 3"
oy gl Comtractor sl sl Pre 21t 0 ety DSty ol o, St 1 Gt R prsbutats Pt 1o 1R Sy ol (DaisgaL 10 PL comicTon _ ROOT CROWN T0 BE — FROM TRUNK S

thin 2% of 1 foot of finish grade. B.Scope .mnms DaekTiling and recompacting sail squal to acgucant undisturbed s

110l Contactar of Ovmer Sl supp», e ‘ape Conasion a grads sundion

€. Ower shal provick: a touigh grad WIIN 25 o1 1 160 of s gfde Bhor o Commmencement of irigation work, (4 )HUNTER DRIP SONTROL VaivE 2 N
Aluspzchal\iwlﬂce rads by the Grmet 21 o [ 1l b 21 the Site W20 rspect made. Reruest 6520100 by talepnonz at least - 4re 1 s 1 ianis o J3te aesi 3. The Iifgation Comractor sl A1y Sits conctitions and shall zooramate rark with General Contractor and ofher subeantractors for lecatng ppe ) R o2 ABOVE FINISHED —_—
i 0t b2 perTie T vt Mummg 512ps of 00k Nt e has recerse0 aporoval o proceed by the inspector Shemuis throu, . Undar vy aNd LOOraIRAt: vt Mechancal and slctncal SUDGNtractors for water and electrical suppliss, (SIATERAL PIFE TO HUNTER PLo RADE
& oot sl o ffom the e or O e 4551 L nas b mage ard shall ol bean ot on e e unl e (5 of st s 31 s it ety ,‘"w:fu- Toyowar. . o o sum (EMATERAL PIPE TO HUNTER LD Lo
Contrastor shal = o Ovmer o1 cmers wch test = a8 osts for such reports. Sai amendments and g=nsrl ha. ot Manual shit-off valves shall b recuifd. 5 use a3 PoSSIE Lo e Point of Gonneclion of ti water SUPPlY, (@ MiNIIZE Water toss in caga of an EnwrgENCY o .
ooaconfy Corbmciar vk e g abhs ot e e e sl 10 st el sl rone maniiranes 77 (EIMNTER RLD TEE _ SDLCE WATERING BASIN. L ,,
Clnspezton s equre ot loe ellawing A Crphy i all Kol ang) Stato cities, orcknances, satety urdars and reguiatins of ol — s wor T { -
T e e A vt e st st for s cu b s, et by o i s P e o o oy 2 Sl ek (Dane srixe P _SUBMITTAL:
2 When plznting and all other speifed vork has b=en 2on ol Landscaps Arctulect in the event L any Cellipment or methadg indicatod on the dawings of i speciications canflicts with lacal cedes. prio 1o . %A I
e oot s Ratlaan et . ey el on the draengs ot n specriatans conicts v (@rwusi wiE USTTR BACKFILLMIX NO: DATE
MATI
—\Tap:ml E)usnm soon hesheshal ba e s ool m laing pupzsss v\warss possible. ut shall be free of debris oil weeds plaster, concrate. gasaline LRt sabemts o5 ather f0rgn mamer ord Drawmgs w PER SPECIFICATION' |
N Tivs oonricior Shall s = complete ard atcuate st uf “s-but hawirgs. These diawings shalf be Kept up with the prageess of the work, The Owoer oz I
1 of Cawngs o VANC 10 Focora As Ul srciions. 1
& Invarad Tipsai tation Snal meare <y an sttt e e shove .. Lo SUBGRADE
I Impones o ha ek, Lok e, santr e of e, 17k, v, 5215 8 ther s ot Sl sl onlan Sl QTS o vt e 4-554o155. ol e D B A L L UG A Lt Tcom T vanves ape Samiet oy oI O 19 et Fe - = |
<akcum and magnesiumto suprort nornsl plont g1 B Oparations and Mamtananta Marumk w }
2 Tupsci shall e Subject 5 mepertion 3 he source fiom siheh £ 5 obtainad before delivry but such approval shall nol smpair the ngit of inspection and fejsction at the st dunng Jeliver, 3nd £rogrsss = wirk $.Prepare and doliver T the Owner Wi ten days by calendar prior t complefion of construction, all required and necessary descriptive material n conplta 60 PLANT TAR [
Raperted tapsol shall be rzmoved immediately from the sile. detail anct sufficisnt quaniity. propeily one pound cony of the opsralion and mairdunance manua s me manual shall describe e waterial instalked and sha © " PER SPECIFICATION
2. Furnsh the Onner or Oviner's Representalive wih th foliawing informiation 30 427 prr I e mportation of opsail et ot 1 o s Aersiand operate and mantain all S i st and felared marsifactorer 1normanion £nm — ER SPECIFICATION
. Spestt b e B nclLtos ot RaCh SaUIPTIG T INSUAIAG. Cah Camfiete. Soind ot ol el T foov g
. Contacoshall s ope 10 lestng Loy o cfarTance s, Contctor sl cport sen & ET.‘.Z”.ZL“L,".'; toung G Sﬂ"?“ Sriress andttelepbons pube _
e o et Regeseniats and ol al oss liSE Bl A o of tocal
' G Complete Gneraling and mamlenance iretuctions on all mafor acapman.
=3 SmlAmcndment {For bud purposes only) Al g ansendnt 2in :ndvlvuu to the above Maintenante manuals, provide the owtenance personnel and Gwasr with instructians for major squipment ROOT BALL -
MO SPACKG BASED 0N PLANT AND SO TFE DIAMETER

Amounts per 1.000 square feet. 100 los, of Gm—Fawev o anvpsum 3 U yaras o iro12ed shavnge or nvqancAhemme

|

3 cube yards o Crgank (no shukge nclaced) Compos e —— Uy, ookt s s wussrialy dogranmaic. Aflolgh sis 3nd lacaton of sptinkle equpent are drsw o scale insreer possiile, 3 A0 G O o o B B Pt 0 vt
o Baci Lroke b of 23 n o e Corerac cumts and verly e m.nm‘m " he construction sie. Th veork Shall o etated in Such & manner ot v poet 3 o AL ANNG auneTs
1 Backii the tofowing (For bed purposes on ks batwesn Hrgeiion SyStens. piarig wnd s hectoen e plans s

- Sacktl sl e e lekowng{For bl pposes onlh o lves srou SafaEert s oot ShoR b foearod o Ui st pasaihs,tocate s m same 1, o T F Gl W 08 1 et i 2X RODT BALL

4 parts by valume pre rgani amenaert m‘fl"_‘:‘j“ furnist 5 ISIALL TLUSK VAIVE AT POIKT R i DIA

3 Ibs. Gro-Power Pis pt cuto yard of mix I"nw 1o tral insprcion. e Contractor shall furnish the following malerials fo the Cwiss. 5 IRROUGHLY FLUSH LATERAL KD DRFUNE PROR " AL COMECTONS IAMETER

2 Gackifor et o At e o et s sl e s Ties venarc et e WaSREHIONTS S SEUMIITG S o o S Pl e e 7 TEST DRP UNE FOR PROPER, GPLRATON #RER 10 COURNG

& parts coarse peat moss. 2 Torg ey Tor Bk ot S

Materlals and Equipment TREE IRRIGATION DETAIL SHRUB PLANTING DETAIL

2 parts olanter mo:
8 parts velcanis fosk AN wriga
100 Ibs. washed sands Its. Gm-Pml} Backflfor Palms shall b the following 100 coarse sand for at grad: planting

o equipment shall be pew and unused prior ta installation, shall conform fo the Iifigation Pan and Legend, and as speeified. No substituton shall be

 wiitten approval of Owner
" mgM o materioly istalied o1 fumished VKUt the prior approval uf the Owner of Owners Reprassntative may be rejected and such matsriats removerd

wed

Equip
S vemie {raarse g AR Titings shalhbe wgection moled Schedul 80 of an appruved PY.C. fitting compaund featuring high tensie strangth, high chencal resistance, and figh
537 Sand s mients ot sanerls ke supe phsghat, . e, o ron sulfate). Impact strengih. In termws o the CurrenLAS TV Standard D-1784-69, the compound misst mest the requirements desonbed in cell clasalication 19454 Wmere
‘Contractor shall submt samples of the mix (o soi Iesting laboratary for conlormvance testing. |n additon. i 1 Gt sach bark and sand, | cup of each of athe! naredtents) should be fhrads ars required in plastic Attings, these siiall b mjscton moldsd ks, All tees and eits shall be side g,
delvered for It Io i o spec fcations and compare. Contractor shal have reportsent 1 Owher of Oamr's Representtive and Shal pay all socts. BAI threaded nipples expasad above grads shall De gray in color '
1. Gualty and size of al plaats shall conform to the Caliomia Standard Gvadmg Code of Nursry Stock and shall be No. 1 grade. Planis shall b= vigorous, of mormal growth fres from disease. ns<cts. mses! eas Al pipe and fitings shall L as manufaciured by Lasto Co., pacific Western of S.M. or approved equal, %
andlarvae. ANl pants shak zqual at excecd the plas o thos» sources ndicaled when a sourc & specfied. 5, Sallentwelc pipe shall b <xiruded of an mpravsd PY.C. Vigin pine compound Teaturing high tensile strength, high chemical resistance. and high impact Spaci Lol d legend
2. Container stock shall have frown in Gonlainers for at least one vear but ot over o years, Samphes shll bo showt o pove tha 1 100t U3 oAt Biewal. N o pln's hat hase crackeof 222‘,;,"2‘:);‘ i 20 o Pychosiott st hase g P2 sl el reuiement of collclessiicaten 124545 ot pive. This pacing per 1 plan and Jegen
osken bl orcaty shen aken s cept he Owner or Owner LAl Suppl lnes up 15 2 dammeter Shall s Scheduls 40 P/, UG lines to be manuactured by GSR. Jahns Manuile, Pacilic Western Closnese or soproved

unless othenwise specifically approved by tixe Ownar or Owner's Representlve. .

& Nomanetre oo Sustomary Usage For canicatiin, B e mufl-1umi. dofncs & plant having & i of Ihree trunks and a neimum of five trunks of nzarly suual danter.
5. S0 Io be freshly cut and provio=d with mimimuns ¥4" thick 100t area and at keast 9-12 manths cld. Aflsad to be peoecled o sum o wind i whie baing shisped s nor I plarios,
& Inspection” Plants shall be sub,ecl 12 rspsaton and spproval ot tho Ovmer or Ones Representatve al the plce of gradh o upon delvery. of qually. s and varety. Such appraval 3hall nt moas he rght
the s work for siz Ball or roots. Iatent defects of inuries. Rejected plants shall be removed immediately fromthz site.
r Certficate of Inspetion pany shipn hall b be required by Federal, Stale, County or offer authoritis.

& rtecian. Pl sl orotectet 1l tes from sun and iying vend, and shal be ket valere)
10. Natcey Orter Placeent Plce lat el ocer sty n adrce of

11 e an( malerials carcs as outioed by of Nurservmen.
fof any sled alerl i he eventil s mpassbe o v e tanblesorvaretiz of i spiet e e or Daer:
e ven notce (evsed lont 5t wade, al fihe plant 15t shllbe . and n 1 2ase shllbtutions e mose mihost
appioval o he Onct ot Oanats stesemzwe The mst o bttt lans Shatnolexcoed h Gral pant, except oy the ot pprevatof e Dut of oot Represenatte, Contractur way
usply farger ihe plariist n Which case. the (ot systams shall be proportional to he S of the component parts af he: Fiants
aniies Before 13 il any vk, the Contractar shallcarelbly check and venly il dmensins an aansines. anct
"l minesalel, ot e Owner of Ownes any siscrepancy batween e drav . N3 work stiall be parored in any arca where the

3 dicrepancy untl cmer o iners Rfpssidie ras gven approvl of £

D.Tree
£ Trs Svnes s st vl e black pated | T S o pipe (actual dimension; of as shown on detal. F-WWood bark mulsh Use 172 to 314" diameter wnod tark. I nat availatie i bulk

quantity use baggad wood bark,
EXECUTION

Installation
3. Commencementof Werk

toled and 1 5o preparation.

R days alter aalfication bv he Dmer o Ow o completon, unfaverable. Allrk 3
of practice withn the trac:
B, Site clsarance Clean Tant s and. and any minor Exstence of major armounts
o consincton et sl e calld 1 h stenin o i Cererel lemnruro.vnev for removal,

C. Storage” Secure permission o siare plants of te project site, and insure that th by sun, rain
D. Vieed Conrol
1. Alll2ndis picati i mstiuctians for rotz, a
5 ol o e ok by ticensed personnel.
3. Apply 11210 1" water wehin o or prlying . This val incorporate i 1o cantrol
4. Equipnent:

a. Add the recommended rate of Surlan 75W and Deviinol to the sps Apply coverage. 50 250 gatlons per acre.
5 Use 3oy oropety alrs i ok eassune boomype rncie raper A S0 et of saeer e e moecs s s ‘Spray eauipment shall provid viguraus by-pass agtation
during acplcato

I zonform 1o high standras

o Spray use and to insure a pray pa
5. Caution
3. Harmiful f svallowsd or ot 1 3 . Do food.

b. Do not contaminate any body of vates by e rpicaton. cleaning of equipment ardmwsalulmsms
E. Soll Preparaon

1. No soil praparation work shall oco: npact " notwhen iLis sc oy thal dust wilform in the air, or that s wil ol Ereak reacty
Aogty water f nesassaty to prowids el maisure conent fo g and lan
2. Prior ol fertiizer, scary al = e c-nurup:s evteeding 2 1o a depth of 12" below grade.

3. Grag all areas to be amended and lowe, or fil areas not o
4. Incorporate soil amendments into existing soil by means af 2 Fovstirtos depth of & using tha soil amendments in paragraph 2.01C. thefoughty,

1. Planiing
& Position planis 3 indicaled in drowin or call e or Ovmer's Representave prior o plarting for nspacion, efar excavatng pis
ke naGsssay acpuents findaaton The g Sy Shoi e Goaroti an it priof to any planting.
b. Excavate pits wsth vertical sidss for 2l lants. i hardpan or compacted Soil s encountered. use a scil auger, dioying-bar, of pasthole digoer to luasen sl and snstre drainage Pis shall b2 tice the dramster
andal 3 depth e3ualto the container ar roothall. Dig 3- inches dexper aronind Ihe edges ol thz hole's bofior I creale a plateay of i s o suppotlant t proper dzpih. Wi drana: s  bken
lant s the upper half of e foot bl is that
<. Remove plans Circling. natied, and Sufase shauld be
o y up . , fused, ik exceed 5% by volume. Tamp mixturs around root ball Watar suliciatly t horaughly satte Dackiil
Algw wiater o drain then fl i2maining vaid with s31. Tanp fitly and water again to sattls. Make mpemenent basin and wate? plant inmeriately, The tog of he faol ball showkd it 1 ta 3 inches above soil grade.
€. Unce a tree has been seftle sail. exposed sol lo 2102 n. woed mulch. Keep muich 310 4 n, from the trund
 Aftr planing has ben complledt. double stake af trees up lo and including 20" ores. 35 ollovs
1. On-grare trees. place skake I prap: Plant e a6 close:to siake as possitle withoLt stowding rols, Fasten tee to Sizks 0 3t fzast -0 places foseratiy
5" below top ofsake and 3 e bekaw v el sing corde ubes e tes. T vezs Ioosely lo FEM Gown o move 41076 in. i the Wind Stakes shal be black parred 1 1.2 stez! po {actial dmens

in length. plas insial 24" below fiish
g foe rade 3l o h 1o waler pociets of il foreign materials <lods 2nd 1004 sver ane ang
onzhall inches i dianetar, Final grad sh e o ot cEmento 3550k SUraces. ran Sk o 2L BRer S o shol ok ey
2l utdng buncaars

rangula fer prounasover has been planted, veter thoroughly
& Weod Bark Walch. Apgly a minimum of 2" Iayel fipberS-veri aroundcover plantnig, Windl bark nol be apphed to groundcover areas,

. Clean
of the work, s o the s and leave pramises in  nest and an condon.
o . lzaving the and clean.
3 Remove Sl age, Gbel. nurseny Sikes and 5 ol Dhms
MAINTENAN(E
orhe e Iy the ramer or Quner's Repressnlsive. taimbin al planfed teas (o 3 pacortf 50 s,
& L\Jm\g the . al plants and planted = at all tires, shal be basi
¥ 3 shrobs. tiz viater d and the entire pmm $hail be 50 carea for tat 2 neat and wlean
_m.mmmv-l 3 Dvssemedal alltimes.
r of men and a0zt vent to peiform tha maintenance work herzin specdied Irom the b of planting unt canipletizn of the maintenance

pennd 3nd accepiance b the Cwnat,

GUARANTEE
A dibin 1S days after nobizatian by Ovmet, ramove and r2place 21 lart materals which for any reason fail by e Ihesa reauirements of th: Juarantze. All plant matenals shal 5= the sane a5
grgralysezcten, 3 sl n padng g,
. 1€ gallon
e e o 2

isteed oy perod of 3 morkts largr than 15 gakor shal e guatsntecd or 3 s peroyalne e, T ok
1 manianad atet (00 oteptanes, Tt ose 1o

Automatic Cantroller, Electrlcal
AlRulomati comral hall be full aulomalic n eperation and shall ba capabiz of operating the number of stations of remote control valves as notad on the
drawnng,

£.Controtier shall be wail ounted type (ses plon). wiih a heavy duty wateright case and locking. hinged cover.

-Conlrollr corpounds sl be fused and chassis grouni.

5 Cantralla hall b sauippect it approusd on Seto sutch for 115 oltservice s leclical autfe, located inside housing.
E.The Lo of the €oNIrole Shall be determined as noled will be responsible fur
goordinating (he electrical service (o this location. In the svent a conllict prevents s i shall be natificd

Conins hesve, 1 SUGMANS Cmtoler 95 pér mAMESc o op ot ko

F.Ekctical pawer and connections including

Remate Controt Valves, Electrical
A.valve shall be springoaded, packless diaphiagn activated type with brass or plastic body as specified on crawings.
E:abes shall b copable of being operatad i Uhe fekd whout slacticty al U controfior, by @ boder
CiValve shall be installed in shvusb area whenever possiie a coraing Maniiatiners matructions.

Wirlng, Low Voltage

A.Unless olherwiss speciied. connections betwaen lhe contioller and remote cantrol valves Shall be made with direct burial AWG-UF type wine, installad in
Accurdance Wilh valve manufacturer's wire chart and Specificatio
E.Wining shall occupy Ine 5ame trench and shall be instatled along the same (oute as the pressure supply lines wherever possible, and shall be instatled betore
Prassure line whenever possible

- imere moro thanne vare is placad n a Herch, the varing shall b tapod togather at intervals of 10 feat.
D-1zing of wire shall be acearding o manUaCtwer rscommendalions. in no case 1433 than #14 n sizs.
E.Use & continuous virg batiesn contralier and remare " fail splices prior approvat. Any splices alovsed

Shal be ingtallec in an approved
FAl splices shall bs made using Scotch Lok Uripack atecprooT saaling packets, Fen-Tite Connsctors, of approved equal. An expansion kop of 12 inches shall
e proviced ai sacly wire connection andiar dinsctional turn.

G.Ground wires shall be whie in cokar.

A.The contractor shail not willidly instal the irrigation sysiam as shown on the drawings whe It i obvious in the field that obstriictions, grade. ctrences o
discrenancies in squipent usage sions exist that might not have been considired in the engineering. Such abstructions or differe:

DrougNt o the attention of fhe Cwner or Owner's Representative. In tiv event itns not taication is ol performed. fhe Conractor shall assume ful lasnnﬂa\b\l\[y
B.8elore starting work un sprinkler system, carafully check all grades 10 determine that work may safely proceed, keaping within the spedificd material tptin.
G.The installation of a0 Sprinkiet materials, welichig e, Shall be CoordInated Wit ts MAdSCaRe diavis ta avou Ierferimg o s e Sy JEpA0S.

planting.
Blayent sprkles hsaus and make any minor adustments rered dus (o difsrance between aite and dhawings. Any such doviatians in fayous shall be vitrin
the intent orlginal drawings. 0 ths Owner. e Ot o1 Dumer’s Kaprosentatve T layout shall i avpioved

Baiore atatation. ok valve o o dramage of SpHKIETS through lowrsst hed Shall be matahed on cvery sprinkler head at a lowee slevation th
contral val
E Contractar shall verry lucation uf Contraller. Contractor shall supply and install a rechargsable baftery for controller back up, per manutacturers istiuctions.
FAIl piping o equipment shown diagrammaticatly an dravany outside of planting arsas shall be Installed insida pianing area whenever posaibh
CSprinkdets whh sdiustatie fow tats nuzziss shotl be 2o by Iy upening the sprinkler furthes f1om (e Conirl Valve. The mianus) sa stmant of (he contrat
ualuo shal be ooened sighy o obtain 2 12° iah atihe sprinkier menti “Ar thi Gonditlon hat beer e, all oher spiiers i te sbrien
o0 for saual height sprays requl-mng n.e Conirol valus a5 15GuIed (0 maiciain s Conddion. Wi & prosine Gt arbre Sp ot
e Canral valve whaf Se-adhumiad o b Faled pressue for the sprinkler mstalled. Individual heads shal be ratated and adjusted as required o
ke 3Drays WHNIN the areas of favm or ShUbhon:
INSTALLATION
AWatr Supply: Connectinns shail be made o Ihe waler mster of exisling pipe as Shown at approxinte Jacation on diawings of 1o point of connectlon. Minor
ghanges cansed by actial st conditiuns shal be niads wilhots aciional cost 1o Ow
B.Assemblia:
VRateing of pressure supely lines as incicated on draviings i diagranimatic
2l lasii threaded pioe and fiings shall be assembled Leing Teflon dope or éaivalent, appled o the male throads uny.
2 Instoll all assentbiieh on 2 Swing jard co
C.Line Glearance. Allfives shall ave & mimmum Clnarance of 4 inches rom each oter, and § inchas from inos of ol trades. Paralle ines shall not be
instafled dirsctly over one anolher.
nctung.
w58 Tranch e suppor plpe caniuously on sotiom of dich. Shaks pipe in liencl 0 an even arade. Trenciug excavation shal follow ayout indicate on
rwings a0 ae noted. Where lines occur under paved arsat, thess dimensiors shall be considered below subara
2P mumimm, cover of 18 inches for all pressire supplyines 2 fizitotiskin
3 Provide i covet of 18 Incies for o antre
4 Provide niimim Cover of 12 tncho fur o other nan pressure finas.
E.Pal
1.Coordinale installation of skeves under paved areas will General Confractar.
Zitine ovly piping insialled i over 20 feetlong. préssire tosting s fequied for ihat section at thi tive ot mstallatian. Upan complation of piping instafiaton, the
Systeim must be
Fmckriin
?-Backil for Tenching stiall b2 compacied tu A ary density equal fa the adiacunt undisiurbed 5o, and shall conforn Lo the adjacent grades Withaut ips, sunken
areas, humpS o other imegularies. Infial backil on Y3l incs Shal B of 3 e el Imatares St o Faroign matter karger than 172" size
enchies shall be backfilked promptly after the open tiencl: inspection.
& Fiumiig e Syste

der pips linss and fisers are in place and connected, all necessary diversion work has been complited, and prio to installation af sprinklac
1280, the ool vahich Sl s aberes mod 8 kst of it v s ek system
2 Sprinkder heads shall L installct anly afer flushing of the systerm has boen 10 the complute ati the Owner's

incean Sprnklse heads a5 designated on the dra
Spacing of s shll rat excuud the muaximum W Inditatect on 1 drawings. 1n no case shall the apacing exceed the maximum recommerded by the
manutactuea;
2 Soraier heaux i lwn of turf areas shall be slevatad (o @ minimum of 3 inches above grads. Heads along curbs, walks, PavIng. ete. shll b piacad 12 nch
2 covrdinated with Acjacant shrut heights. adiust sprinkier headls Wil ten days aler hoticatisn by Oviner
Adhusing the Sy
A Raust vabres, algnnwent aid coverage of all sprinkie fvads.
Bl ftis deter Lagjustments. i iz irigation eauipmen or nuzee changes Will provide proper and mare adeqate coverags, make oll nscessary changes,
vallout ackiional cast to l Owner. pror (o ary planing.
all be aperating properly before any planting opecatians commence.
ystem Coucrage Te
AMMhen the sprinklar systei is Completad. detemiine o v water coverage of planting argas is compkite and adeduate. Funish all materials an pertom ai
wiork reauiied 10 corfact any inadequasies of coverage dus Lo devialions flom plans. This test shall be accanyplished wiven planting is comple
an-up and Rop:

o completion ot tha work, makes (e gronnd surface level, remave sxcess matsrials, 1ubbish, debris, ate . and remove construction and nstallation
apment from e biebory
Ins pection

R etallations and opetations must b approve by oy

BLFior 1 commencing work fhe Cantractor shal aiiange 3 merTing withflie Cwner, 3t which e the Contractor wil bs informed of speciic Inspections ruqured
ar nepeclions a2 the inciviual vork s conplsted,
CIn nw event shall the Contractor cover Uy TG 1ENGVES [1Or View any viork Linder thve Contract withou prior approval of the Owner. The Contactor at

135 grpere Sial pr v ok covered bt 0 spction to
D-AN YIDSIali tests shall b nade onty in e p ol Lanascapo ATchitoct, of ofter duly authorized ropresentale of tve Gwner, No Pips shall be
vt esied, and abploved I wine.
holl s 135150 ket YGMGIAT ragSLEs of 150 poUNd: per scuare el for 3 period of v

Cianitactor Shall rarsion 28 miormaton Concerning the dinusnsions (0 a clear st of iransparncy prnts of the druwings. The

rd dintenasuns shll s racorded in a fegible and wurkmvniie manner to the selistaction of the Owner. The Contrator SNl for s Lt pose. procus
oDy o the pipuy layout 1o niark ak as-hult diniensions and work that dffars from the original plans,

Contraciar siall Iruct Gt 51 e Of KIGaon oINS Contrarior Shall conuh st el e Landscane Architect to estab

) Appropriate watsring

©2 guarantend for one year by the Contractor as 1o matenal and dale of final accaptance of the wi

I e 3peCiled guatanto period s 1o 1NAH0r Gf (UMY Material acor workmmost i i Wb Shall be Corfucted wibot
o1 to the Sausfaction and ot N0 EXpenge (0 v Owne)

vy avetallca e to ran vintar arsins, satur supply s, gas s oliter service fines shall be repaird and mads good By e Contractor al no axita

COSLLO the Buildec, 1T 15 Uhe res PRSI of the 58 Vet o1 e focaon of i WMt o ot e fion-pemans ol Instafiatans and to

PrOAC 125 ANSISHANANS frim Aty CONIGGeS Whth cuer.

PROJECT ADDRESS:| |

1447 S. Hi Point Street
Los Angeles, CA 90035

*
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SPECIFICATIONS 33

VWER ADDRESS
550 S. Hill Street, Ste. 1420
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o

LANDSCAPE
DETAILS AND

EXHIBIT “A”

Case No. ah-2610 -0 67 -To ¢
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——CL HI POINT STREET
S 76533 E g B i _ Pico _ ¢ 7780ULEVA_RD - 399.91'

|
[ A2 MR O : |
: . . IN 1, FITS— 3
LEGEND: SYMBOLS: TIES PER CEFB 1670725 1
o1 AC ~  ASPHALT CONCRETE e SN POST : i
£ 8w BACK OF WALK FH FIRE. HYDRANT - !
© CEFB —  CITY ENGINEER'S FIELD BOOK o El
Py & aRe A P POWER POLE y 2
o CURE FACE DRAIN i t
§/CL - CENTERUNE o GAS METER R
CF —  CHAIN UNK FENCE a WATER METER
| ClR  ~ CLEAR /CLEARANCE ‘@/ WATER VALVE
CONC CONCRETE Pt
EEC - ELLCTNC B, SR ) g‘m 3 e S
ENC -~ ENCROACHING/ENCROACHMENT ®9‘ SEWER MANHOLE b Pt Lo
EP - EDGE OF PAVEMENT ! Angees Ca 9353 J
2] FOUND @ TREE ]
LS - LAND SURVEYOR 1
L&T - LEAD & TACK
] VON, MONUMENT ‘gﬁ‘ PALM TREE |
| R/PL PROPERTY LINE ——— — — —— PROPERTY LINE
PIN - PLANTER _ 1
PVMT. - PAVEMENT CEHTERLOIE 5
® - RECOR o~~~ — LOT/PARCEL LNE g
RET. - RETANNG WALL 2 BUILDING LINE e
R/W RIGHT OF WAY WALL C) GRAPHIC SCALE
S&W - SPKE & WASHER SMH o v -
TP, - TPICAL ——————ow———— OVERHEAD LINE
' WIF WROUGHT IRON FENCE — —x——x— CHAIN LINK FENCE ! ﬁ VICINITY MAP
( )BW - BACK OF WALK —1——1— WOOD FENCE |
J ()& -  EDGE OF GUTTER —o——o— WROUGHT IRON FENCE ( IN FEET ) NOT TO SCALE
] (P -  EDer OF PAVEMENT e < UNDERCROUND CAS LNE NN 1inch = 10 ft (THOMAS BROTHERS MAP PAGE-GRID 633-Ad)
(6 - FINSHGRADE — e,
(O R s > — UNDERGROUND SEWER LN
| e D e Sreace . »— UNDERGROUND WATER LINE
, 1 O e o FhHcRra . LEGAL DESCRIPTION:
! (0P - TOPOFPAD ! o
I ( J™M - TOP OF MANMOLE | e (PER TICOR TITLE COMPANY'S PRELIMINARY REPORT ORDER NO. 00634367-996-ERB BEARING AN EFFECTIVE
i - DATE CF AUGUST 28, 2019)
I [T e \ FD. S&W "RCE 16844" THE SOUTHWESTERLY 52 FEET OF THE NORTHWESTERLY 104 FEET OF LOT 10 OF TRACT NO. 3909, IN THE
FD, L&T&T ”RCE 16844” . : CITY OF LOS ANGELES, COUNTY OF LOS ANGELES, STATE OF CALIFORNIA, AS PER MAP FILED N BOOK 44
! PER TRACT NO. 72229
30" ofs ON PL_PROD. o MB 1386/93-94 PAGE 82 OF MAPS, IN THE OFFICE OF THE COUNTY RECORDER OF SAID COUNTY.
l PER TRACT NO. 72229
M.B. 1386/93-94 { 1 EXCEPT THEREFROM ALL OIL, GAS MINERALS AND OTHER HYOROCARBON SUBSTANCES LYING BELOW THE
l i I SURFACE OF SAID LAND, BUT WITHOUT THE RIGHT OF SURFACE ENTRY, AS RESERVED IN DOCUMENTS OF RECORD.
)
‘ i LAND AREA:
| | AREA: 8,840 SQ. FT. OR 0.203 ACRES
1
' WOOD FENCE i ASSESSOR'S PARCEL NUMBER:
L r 7 | APN.  5068-012-033
i /Tgf\
i W BASIS OF BEARINGS:
J THE BEARING SOUTH 12°58'10” WEST OF THE CENTERLINE OF HI-POINT STREET AS SHOWN ON TRACT
| NO. 72229, AS PER MAP FILED IN BOOK 1386 PAGES 93 AND 94 OF MAPS, RECORDS OF LOS ANGELES
| i |’/( )'/\\ | | COUNTY, WAS USED AS THE BASIS OF BEARINGS FOR THIS SURVEY.
\!
| o ‘ ' BENCHMARK:
! .
\ | BENCH MARK: 13-10851
I ; DATUM: NAVD 1988
[ - YEAR OF ADJUSTMENT: 2000
[ [AE ELEVATION (FEET): 133.230
} | ! ES * [ OESCRIPTION: SPK N CURB PICO BLVD; 2.5FT W/O BCR W/0 HAYWORTH AVE
=T
i 3o |
% ; g :
' P walL W \ﬂgf Fo. sa “Ree 15548 SURVEYOR'S NOTE:
| o ’ B ¢ o fn et /';g'_ s 1. IF UNDERGROUND UTILITIES AND OTHER SUBSTRUCTURES, ZONING, SET BACK, FLOOD ZONE,
5 - o el -8 . o = e ASSESSOR PARCEL INFORMATION AND UTILITY INFORMATION ARE SHOWN HEREON, IT IS FOR
u ‘ ; % ; GENERAL INFORMATIONAL PURPOSES ONLY, HAVING BEEN OBTAINED FROM A GENERAL REQUEST
@x ] IRCCE sty A \ ‘ | AT THE LOCAL AGENCIES PUBLIC COUNTER AND/OR SOURCES NOT CONNECTED WITH THIS
= [ Ry N COMPANY. NO REPRESENTATION IS MADE AS TO THE ACCURACY, CURRENCY OR COMPLETENESS
@ i ) CRAML SPACE ACCESS FIRE ! OF SAID INFORMATION AND ANY USERS OF SAID INFORMATION ARE URGED TO CONTACT THE
I > § ROOF LINE PLACE UTILITY OR LOCAL AGENCY DIRECTLY,
- Jat | 5
’ foiore e LANSCAPE 0 ARY g
3 AREA g
3 f*z'x; | I
| 'R 2 % o |
S T 1 / * ' | !
‘ 1 1 ; ,/(/ 1 i ;% ! !
| ¢ i g LANDSCAPE Fas [ 23 ‘ | {
‘ IR 2 BUILDING P 5 AREA fve] .
‘“ ; ’ 28 gz | & Ko
v olwectee P Jlege_ (| i ® 7 EE 199 : 8" VCP ON CL
L \ = r t-owapws 6", 22'ew |
Y BRICK T 05—
wh PYMT. f —
. }
Z |
s f<
| SB Y CONCRETE = |
BE ¢ PAVEMENT ELECTRIC I 5% |
Y- v PA ke =4
‘ =R DOy, I, ot ;Y | |
C e ER 2 A 1 !
Seet e I e | Dt -y eI e !
= - i
g 1 e r
______ ] f ] S )
& L0 ; e - ! e
4 S S AT A e S T z = T T T T R e T e R T T s B T e N r T TS ! {
I © N 765649 W i . . | !
I FD, L&T&T “LS 4861 i | ‘
| 2.0’ o/s ON PL PROD. i
i
|
I i
i i |
I
|
I
| I . |
| ! Ed f |
i "
|3 ‘ Wev )
ot ! TITLE
i \ SITE, TOPOGRAPHIC & BOUNDARY SURVEY
1447 HI POINT STREET
w [= LOS ANGELES, CA 90035
& ’fs CLIENT GABRIEL RABBANIAN
W o
£ 4 SCALE 1"=10'| SEABOARD ENGINEERING CO. |%8no. 55 g3
== NG = | T EEE— 14!5& SDLORADO STREET, STE 205 | S —— |
CEF N “v SURVEY BY GLENDALE, CALIFORNIA 91205 DATE
= CHEEN ! i ZQTIE'S‘HP;R/ CPE"; s _5(57?9- e N-A TEL. (310)277-7337 (818)S50-G337 FAX (818)550- 0338 02/13/2020
| —c 282173 PG L - St PREPARED BYE p. SEABOARDGSEABOARDENGCO.COM ep— )
L%
- —e— —_— - — - 4%7 - — - ————— —_— - —= == — = — = = == s e s e — - — - - CHECKED BY oF ) SHEETS
r TN 7657277 W SATURN € STREET 400.01" M.D. MARITES A. DIZON PLTAZ2E =

20- 0250021220}



$ S5TH FLOOR
$ 4TH FLOOR
$ 3RD FLOOR
$ 2ND FLOOR
$ 1ST FLOOR

QSTH FLOOR
$4TH FLOOR
$3RD FLOOR
$ 2ND FLOOR

g LT FLOOR Lali

©y

|
|

!

[T
U TR TEE EEn

T

'
i
il £

(AJLSOUTH ELEVATION

3/32'=1"-0"

CC/LNORTH ELEVATION

3/32'=1'-0"

5TH FLOOR

D~

_&SRD FLOOR

$ 2ND FLOOR
1ST FLOOR

& STH FLOOR
?

&)4THFLOOR ‘

€ 3RD FLOOR

& 2D FLOOR

€ 1T FLOOR

EAST ELEVATION
® 3=

WEST ELEVATION
Or373=10"

FINISH MATERIALS LEGEND

(@ sTUCCO, SMOOTH TROWEL,
COLOR: WHITE (TBD)

(2 METAL RAILING, COLOR: BROWN
(TBD)

@ GLASS RAILING, METAL COLOR:
GRAY (TBD)

@) WOODEN SIDING, COLOR:
BROWN (TBD)

@ WINDOWS: VINYL, COLOR: DARK

'7
nJ

esig

Drafting service
(562)322-8070
info@yakovdesign.c

Yakov D

EXHIBIT ‘A

Page No. \S__of
Case No. D¢ Lol o - 2ok~ L

ELEVATIONS 1447 HI POINT ST,
LOS ANGELES, CA 90035

NOTES:

SCALE:
DATE: 04.06.202
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Transit Oriented Communities
Referral Form — ADM-2020-124-TOC



ADM-2020-124 -TOC

REFERRAL FORMS:

TRANSIT-ORIENTED COMMUNITIES - REFERRAL FORM
LOS ANGELES CITY PLANNING DEPARTMENT

This form is to serve as a referral to the Department of City Planning Development Services Center for Affordable Housing
case filing purposes (in addition to the required Department of City Planning Application and any other necessary
documentation) and as a referral to HCIDLA, CRA, Building and Safety, or other City agency for project status and
entitlement need purposes. This form shall be completed by the applicant and reviewed and signed by Department of City
Planning staff prior to filing an application for a case or building permit. Any modifications to the content(s) of this form after
its authorization by the Department of City Planning staff is prohibited. The Department of City Planning reserves the right
to require an updated form for the project if more than 180 days have transpired since the approval date, or as necessary,
to reflect project modifications, policy changes and/or amendments to the LAMC, local laws, and State laws.

CiTy STAFF USE ONLY

Referral To
B}Planning DSC-Filing 00 HCIDLA (0 DBS (] Funding [J sB35 (1 Other:

= Sk quelifer for ler 3.
PEwnngStaffNamegnd Tlﬂ//ﬂ”ﬂ(ﬂqm_(,&”'/ Planning StaffSlgnatur/"

Date Approved ; Expiration Date “—'""?/

. Project Information — To be completed by applicant

1. PROJECT LOCATION/ ZONING
Project Address: 1447 Hi Point St. Los Angeles, Ca 90035
Applicant Name and Phone/Email: Tov Equities LLC; 213-228-4444; jacobrabbanian@gmail.com
Assessor Parcel Number(s): 5068012033

Community Plan: Wilshire Number of Lots: 1 Lot Size: 8,838.5 s.f.
Existing Zone: [Q]R3-1-O Land Use Designation: Medium Residential
O Specific Plan O HPOZ O DRB O Enterprise Zone O CRA O CPIO

@ Q-condition/ D-limitation/ T-classification (please specify): ORD 168-193
O Other pertinent zoning information (please specify):
@ Location of Major Transit Stop (please specify the intersection or metro stop)’: Pico and Fairfax

Il. Project Eligibility — To be completed by DCP Housing Services Unit Staff

2. TRANSPORTATION QUALIFIERS

Qualifier #1 (rail name & stop, ferry termmai or bus #): E_B&MASJM Ave. / Sdll‘/d ﬂamrg 338 9‘

Service Interval # 1: < /sm [420 min / # of trips]?
Service Interval # 2: [4 l,s‘m / l! [420 min / # of trips]

Qualifier #2 (rail name & stop, ferry termlnal or bus #): & B'(Qﬂld 2 ﬁz M Zmléﬂé ,2[2 @‘ '?gl
_gf_fﬂ-o 29 = /

Service Interval # 1 [420 min / # of trips]
Service Interval # 2: VQO/ 323 -= [420 min / # of trips]

TOC Tier: OTier 1 O Tier2 Méer 3 0 Tier 4 Planning Staff Initials: A. K

' Per AB 744, A Major Transit Stop means a site containing an existing rail transit station, a ferry terminal served by either a bus or rail transit service, or
the intersection of two or more major bus routes with a frequency of service interval of 15 minutes or less during the morning and afternoon peak
commute periods. It also includes major transit stops that are included in the applicable regional transportation plan.

2 This figure (420 minutes) is based on the total number of minutes during the peak hours of 6 am to 9 am as well as 3 pm to 7 pm.

*If project is 100% affordable, it is eligible for the designated Tier to be increased by one.
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ll. Project Information (if applicant is requesting additional incentives) — To be completed by applicant

3. DESCRIPTION OF PROPOSED PROJECT
TOC Tier 3 Project for Construction of a 20-unit building providing two units for Extermely Low Income Families;
Utilizing Base Incentives increased FAR and parking reduction. Additional Incentives of 20% open space reduction,

30% sidevard setback reduction and 21 feet Increase in height.

4. EXISTING USE

A. Describe Existing Development: Single Family Dwelling

Characteristic of existing use
Dwelling Unit (DU), Commercial/
Industrial, or Other

Existing # of Units or
Non-Residential SF

Existing # of Units or
Non-Residential SF To
Be Demolished

Proposed® # of Units or
Non-Residential SF

Guest Rooms

0 0
Studio 0 0
One Bedroom 0 0 2
Two Bedrooms 0 0 10
Three Bedrooms 0 0 8
Bedrooms

Non-Residential Square Feet
Other: SFD SFD

Previous Cases Filed

1 (2} (3}

Case Number(s): DIR-2009-2189-DB-SP

Date Fited: 07/15/2009

Date Approved: 12/14/2010

End of Appeal Period: _12/28/2010

Environmental No.

ENV-2009-2092-MND

5. TYPE OF APPLICATION
Transit-Oriented Communities (per TOC Guidelines) with Base Incentives filed in conjunction with another

4]

a

aoaoaaq

discretionary approval.

Transit-Oriented Communities (per TCC Guidelines) with Additional Incentives (please specify, max of three):

1) Height

2) Open Space

3) Set Backs

If applicable, projects adhering to the Labor Standards in LAMC 11.5.11 may be granted two more Additional
Incentives as listed in the TOC Guidelines {pfease specify):

4)

5}

Site Plan Review per LAMC Sec. 16.05
Specific Plan Project Permit Compliance per LAMC Sec. 11.5.7.C
Community Design Overlay per LAMC Sec. 13.08
Coastal Development Permit per LAMC Sec. 12.20.2 or 12.20.2.1
Tract or Parce! Map per LAMC Sec. 17.00 or 17.50

Other entittements requested (please specify):

4 Replacement unils, per AB 2556, shall be equivalent to the number of units and number of bedrooms of the existing development.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form
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6. ENVIRONMENTAL REVIEW
O Environmental Review Not Required — Project is Ministerial.® Please Explain:

@ Not filed
O Filed (indicate case number):

7. HOUSING DEVELOPMENT PROJECT TYPE (please check all that apply):

For Sale O Moderate Income O Other (please describe):
@ For Rent Market Rate

7 Extremely Low Income O Mixed Use

0O Very Low Income O Senior

O Low Income O Chronically Homeless

8. DENSITY CALCULATION

A. Base Density: Maximum density allowable per zoning

Lot size 8.838.5 s.f. (a)

Minimum area per dwelling unit 800 s.f. of lot area per unit (b)

Units allowed by right (per LAMC) 11 units (c) [c = a/b, round down to whole number]

Base Density 12 units (d) [d = a/b, round up to whole number]
B. Maximum Allowable Density Bonus: 21 units (e)

[e=dx 1.5(Tier 1), 1.6 (Tier 2), 1.7 (Tier 3), or 1.8 (Tier 4);
in RD Zones d x 1.35 (Tiers 1 and 2), 1.4 (Tier 3) or 1.45 (Tier 4);
round up to whole number]
C. Proposed Project: Please indicate total number of Units requested as well as breakdown by levels of
affordability set by each category (HCD or HUD). For information on HCD and HUD levels of affordability please
contact the Housing and Community Investment Department of Los Angeles (HCIDLA) at (213) 808-8843 or
hcidla.lacity.org.’

Total HCD (State) HUD (TCAC)
Market Rate 18 N/A N/A
Managers Unit(s) - Market Rate N/A ¥ N/A
Extremely Low Income 2 Z
Very Low Income
Low Income
Moderate Income
TOTAL # of Units Proposed 20 (f)
TOTAL # of Affordable Housing Units 2 (9)
Number of Density Increase Units 9 (h) [If f>c, then h=f-c; if f<c, then h= 0]
Percent Density Increase Requested 66% (i) [i=100 x (fid—1)]
Percent of Affordable Set Aside 10% ()[ g/f, round down to a whole number]

Other Notes on Units:

® Ministerial Projects (aka, “By-Right”) do not require any discretionary Planning approvals.
¢ HCD (State) = Published affordability levels per California Department of Housing and Community Development. HUD (TCAC) = Published
affordability levels per the United States Department of Housing and Urban Development.

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 3 of 6



9.

10.

SITE PLAN REVIEW CALCULATION An application for Site Plan Review may be required for projects that meet any
of the Site Plan Review thresholds as outlined in LAMC Section 16.05.C. unless otherwise exempted per Section
16.05.D. For Transit Oriented Communities projects involving bonus units, please use the formula provided below to
determine if the project meets the Site Plan Review threshold for unit count. If project meets the threshold(s) but
qualifies under the exemption criteria per Section 16.05.D please confirm exemption with Department of City
Planning's DSC Housing Unit.

11 units allowed by right (permitted by LAMC) - 1 existing units =10 units
O YES, Site Plan Review is required, if proposed by right units minus existing units is equal to or greater than 50

@ NO, Site Plan Review is not required, if Base Density units minus existing units is less than 50
O Exempt {please specify):

INCENTIVES
A. Base Incentives (Please check all that apply)

& (1) Floor Area Ratio®:

FAR (whichever is greater)
Tier 1 40% or 2.75:1 in commercial zone
Tier 2 45% or 3.25:1 in commercial zone
Tier 3 50% or 3.75:1 in commercial zone
Tier 4 55% or 4.25:1 in commercial zone
RD Zones or tslraetcl:lf;; tI:'Ilaatr1::':’)\\;:rl.ay Districts 45%, unless Tier 1
if Base FAR < 1.25:1 2.75:1
Greater Downtown Housing Incentive Area® 40%
Required (per LAMC) Proposed {per TOC
Final Floor Area Ratio" 31 4.51

@ (2) Parking Reductions Allowed

Minimum Parking Requirements
Residential Ground Floor Commercial
Tier 1 0.5 spaces per bedroom 10% Reduction
Tier 2 1 space per unit 20% Reduction
Tier 3 0.5 space per unit 30% Reduction
Tier 4 No parking requirements 40% Reduction
100% Affordable Housing No parking requirements
Total number of bedrooms 46
Total number of residential units 20
Non-residential Parking per code
Required (per LAMC) Proposed {per TOC
Final Residential Parking 39 10

Final Non-Residential Parking

Other Parking Notes:

7 Site Plan Review may also be required if other characleristics of the project exceeds the thresholds listed in Sec. 16.05 of the LAMC.
® Refer to TOC Guidelines Section Vi.1.b. for exceptions

¥ Calculated per LAMC 12.22 A 29(c)1)

'® Refer to TOC Guidelines Section V1.1.b. for exceptions
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B. Qualification for Additional Incentives: (Please check only one)

Minimum Required Restricted Affordable Housing Units, calculated as a percentage of the base density allowed on
the date of the application.

Incentives | % Extremely Low Income | % Very Low Income % Low Income
One O 4% 0O 5% 0O 10%
Two O 7% O 10% O 20%
Three b 1% a 15% 0O 30%

C. Additional Incentives (Please check selected incentives as qualified according to Section 9B)

Required (per LAMC Proposed {per TOC
@ (1) Yard/Setback (each yard counts as 1 incentive in Tiers 1 and 2; two yards count as 1 in Tiers 3 and 4)

O RAS 3 Yards (only for commercial zones - please specify numbers below, but only check this box)
a Front
m] Rear
7l Side (1) 9 86"
74 Side (2) 9' 6'g"
Side and Rear Yards
Tier 1 25%
Tier 2 30%
Tier 3 30% or depth of two yards
Tier 4 35% or depth of two yards
When Abutting R1 or More Restrictive Zones No Reductions Aliowed
O (2) Lot Coverage
O (3) Lot Width
@ (4} Height/ # of Stories 35 feet 57 feet
Height
Tier 1 11 feet for one story
Tier 2 11 feet for one story
Tier 3 22 teet for two stories
Tier 4 33 feet for three stories
. . - Second and third additional stories must be
Lots with Helght Limits of 45 feet or less stepped-back at least 15 feet from any frontage
Transitional Height (check one): O Per LAMC @ Per TOC Guidelines! O Not Applicable
@ (5) Open Space 2,850 2.137.5

O (6) Density Calculation
O (7) Averaging (all count as 1 incentive — mark as many as needed)
FAR
Density
Parking
Open Space
Vehicular Access
O (8) Public Facility Zone

aaaao

TOTAL # of Additional Incentives Requested: 3

Other Incentive Notes:

! Please provide elevations that show the 45 degree angle as allowed by the TOC guidelines to determine the allowed height.
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11. COVENANT:
All Transit Oriented Communities projects are required to prepare and record an Affordability Covenant to the
satisfaction of the Los Angeles Housing and Community Investment Department's Occupancy Monitoring Unit before

a building permit can be issued. Please contact the Housing and Community Investment Department of Los Angeles
{(HCIDLA) at {213) 808-8843 or hcidla.lacity.org

12. REPLACEMENT UNITS:

AB 2222, as amended by AB 2556, requires that density bonus eligible projects replace any pre-existing affordable

housing units on the project site. Replacement units include the following: {Answer the following with “yes” if any of

these ifems apply to what is currently existing on the site or “no” if they do not. Write in N/A if the item is not

applicable to your project)

A. Units subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to persons and
families of lower or very low income? No

B. Units occupied by lower or very low income households below 80% AMI per California Department of Housing
and Community Development Department levels not aiready listed above? No

C. Units subject to the Rent Stabilization Ordinance not already listed above? No

D. Units that have been vacated or demolished in the last 5 years? No

E. Per AB 2556, are the number of replacement units and number of bedrooms equivalent to that being demolished
(as shown on Existing Development Table on page 2 abave)? N/A

Disclaimer: This review is based on the information and plans provided by the applicant at the time of submittal of this
form. Applicants are advised to verify any zoning issues such as height, parking, setback, and any other applicable zoning
requirements with Building and Safety.
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Monday through Friday

Effective Jun 25 2023

Southbound Al Sur (Approximate Times / Tiempos Aproximados)

Northbound Al Norte (Approximate Times)
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— E3:13A 3:22A 3:36A 3:40A [I3:44A [34:30A 4:31A 4:35A 4:39A 4:50A 4:58A 5:09A
4:01A 4:10 4:19 4:33 4:37 4:45 - 5:05 5:09 5:13 5:26 5:35 5:46
4:45 4:55 5:04 5:18 5:22 5:30 — 5:24 5:28 5:32 5:45 5:54 6:05
5EI5) 5:25 5:34 5:48 5:52 6:00 — 5:35 5:39 5:43 5:56 6:06 6:17
5:35 5:45 5:54 6:08 6:12 6:20 - 5:45 5:49 5:53 6:07 6:17 6:28
5:45 5:55 6:04 6:18 6:22 6:30 - 5:55 5:59 6:03 6:17 6:27 6:39
5:54 6:04 6:14 6:28 6:32 6:41 — 6:05 6:09 6:13 6:27 6:38 6:51
6:03 6:14 6:24 6:38 6:42 6:51 - 6:14 6:18 6:22 6:37 6:48 7:01
6:12 6:23 6:34 6:48 6:52 7:01 — 6:24 6:28 6:32 6:47 6:58 7:13
6:22 6:33 b:44 6:58 7:02 7:11 — 6:34 6:38 6:42 6:57 7:10 7:25
6:31 6:43 6:54 7:08 7:12 7:21 - 6:44 6:48 6:52 7:07 7:20 7:35
6:41 6:53 7:04 7:18 7:22 7:31 — 6:52 6:56 7:00 7:17 7:30 7:46
6:50 7:02 7:14 7:28 7:33 7:42 — 7:01 7:05 7:10 7:27 7:41 7:57
6:58 7:12 7:24 7:39 7:44 7:53 - 7:10 7:14 7:19 7:37 7:51 8:07
7:08 7:22 7:34 7:49 7:54 8:03 — 7:21 7:25 7:30 7:49 8:03 8:19
7:16 7:30 7:44 7:59 8:04 8:13 — 7:31 7:35 7:40 7:59 8:14 8:30
7:24 7:40 7:54 8:10 8:15 8:24 - 7:40 7:44 7:49 8:09 8:24 8:40
7:34 7:50 8:04 8:20 8:25 8:34 - 7:50 7:54 7:59 8:20 8:35 8:50
7:44 8:00 8:14 8:30 8:35 8:44 — 7:59 8:03 8:09 8:30 8:45 9:00
7:54 8:10 8:24 8:40 8:45 8:54 - 8:09 8:13 8:19 8:40 8:55 9:10
8:04 8:20 8:34 8:50 8:55 9:04 — 8:19 8:23 8:29 8:50 9:05 9:20
8:14 8:30 8:44 9:00 9:05 9:14 — 8:28 8:32 8:38 8:59 9:13 9:28
8:23 8:40 8:54 9:11 9:16 9:25 - 8:37 8:47T 8:47 9.08 9:22 9:37
8:33 8:50 9:04 9:21 9:26 9:35 — 8:47 8:51 8:57 9:17 9:31 9:46
8:43 9:00 9:14 9:31 9:36 9:45 — 8:57 9:01 9:07 9:27 9:41 9:56
8:53 9:10 9:24 9:42 9:47 9:56 - 9:07 2:11 9:17 9:36 9:50 10:05
9:03 9:20 9:34 9:52 9:57 10:07 — 9:17 9:21 9:27 9:46 10:00 10:15
9:13 9:30 9:44 10:02 10:08 10:18 — 9:27 9:31 9:37 9:56 10:10 10:25
9:23 9:40 9:54 10:12 10:18 10:28 - 9:37 9:41 9:47 10:06 10:20 10:35
9:33 —9:60 100/ 10:22 1028 10:38 — 9:47 9:51 9:57 10:16 10:30 10:45
— 9:57 10:01 10:07 10:26 10:40 10:55
18 Trlps between 6am and gam - 10:07 10:11 10:17 10:36 10:50 11:05
— 10:16 10:20 10:26 10:45 10:59 11:14
— 10:26 10:30 10:36 10:55 11:09 11:24
23 Trips between 3pm and 7pm ~ |18 Trips between 6am and 9am B
— :57
- :07P
. _ _ . 17
Total Trips=51 Z |27 Trips between 3pm and 7pm 28
- :37
- 47
420/51=Service Intervals of 8.24 Z |Total Trips=55 ize
H — 16
Min. — 26
— . :36
TZ:29 TZ%% TG TI3Z TS - |420/55=Service Intervals of 7.64 46
12:39 12:56 1:14 1:43 1:56 — . -
12:49 1:06 1:24 1:53 2:05 - Mln =
12:59 1:16 1:34 2:03 2:15 — :57
1:10 1:27 1:44 2:14 2:26 — o o — o= o 2:07
1:19 1:36 1:53 2:23 2:35 - 1:13 1:17 1:23 1:44 2:00 2:17
1:29 1:46 2:04 2:35 2:47 — 1:23 1:27 1:33 1:54 2:1 2:28
1:39 1:56 2:14 2:45 2:57 — 1:33 1:37 1:43 2:04 2:21 2:38
1:49 2:06 2:24 2:55 3:07 - 1:43 1:47 1:53 2:14 2:31 2:50
1:59 2:16 2:34 d 3:05 3:17 — — — — — [12:40 —
2:09 2:26 2:44 g 18 3:27 — 1:53 1:57 2:04 2:25 2:42 3:01
2:19 2:36 2:54 : 3:25 3:37 - - - - - [12:42 -
2:28 2:46 3:04 g 3:35 3:47 — 2:02 2:06 7208 2:34 2:51 3:10
2:38 2:56 3:14 : 3:45 3:57 — — — — — [13:00 —
2:48 3:06 3:24 8 3:55 4:07 - 2:12 2:16 2:23 2:44 3:01 3:21
2:57 3:16 3:34 3:58 4:06 4:18 — — — — . [13:02 —
3:07 3:26 KRAA 4:08 4:16 4:28 — 2:22 2:26 2:33 2:54 3:11 3:
3:17 3:36 3:54 4:18 4:26 4:37 - 2:32 2:36 2:43 3:04 3:21 3:42
3:26 3:45 4:04 4:28 4:36 4:47 — 2:41 2:45 2:52 3:14 3:31 3:52
3:36 3:55 414 4:38 4:46 4:57 — 2:51 2:55 3:02 3:24 3:41 4:02
3:46 4:05 4:24 4:48 4:56 5:07 - 3:00 3:04 3:12 3:34 3:51 4:12
3:56 4:15 4:34 4:58 5:06 5:17 — 3:10 3:14 3:22 34k 4:01 4:22
4:06 4:25 bbb 5:08 5:16 5:27 — — — — — [4:03 —
4:16 4:35 4:54 5:18 5:26 5:37 - - - - - [4:07 4:28
4:26 4:45 5:04 5:28 5:36 5:47 - 3:20 3:24 3:32 3:54 4:12 4:33
4:36 4:55 5:14 5:38 5:46 5:57 — — — — — [4:12 —
4:46 5:05 5:24 5:48 5:56 6:06 - 3:30 3:34 3:42 4:04 4:22 4:43
4:56 5:15 5:34 5:58 6:06 6:16 — 3:40 34k 3:52 414 4:32 4:53
5:07 5:26 5:44 6:08 6:16 6:26 — 3:50 3:54 4:02 4:24 4:42 5:03
5:17 5:36 5:54 6:17 6:25 6:35 - 4:00 4:04 4:12 4:34 4:52 5:13
5:28 5:47 6:05 6:27 6:34 6:44 — 4:10 414 4:22 bbb 5:02 5:23
5:40 5:59 6:16 6:38 6:45 6:55 — 4:20 4:24 4:32 4:54 5:12 5:33
5:50 6:09 6:26 6:48 6:55 7:04 - 4:30 4:34 4:42 5:04 5:22 5:43
6:00 6:19 6:36 6:58 7:05 7:14 — 4:40 bbb 4:52 5:14 5:32 5:53
6:10 6:29 6:46 7:08 7518 7:24 — 4:50 4:54 5:02 5:24 5:41 6:02
6:20 6:39 6:56 7:17 7:24 7:33 — 5:00 5:04 5:12 5:34 5:50 6:10
6:36 6:54 7:10 7:31 7:37 7:46 - 5:11 5:15 5:23 5:44 6:00 6:18
6:56 7:12 7:27 7:47 7:53 8:02 — 5:21 5:25 5:33 5:54 6:09 6:27
7:13 7:29 7:44 8:04 8:10 8:19 - 5:31 5:35 5:43 6:04 6:19 6:36
7:33 7:48 8:02 8:22 8:28 8:37 — 5:41 5:45 5:53 6:14 6:29 6:46
7:53 8:07 8:20 8:40 8:46 8:55 — 5:51 5:55 6:03 6:24 6:39 6:56
8:14 8:27 8:40 8:59 9:04 9:13 - 6:02 6:06 6:14 6:35 6:50 7:06
8:38 8:51 9:04 9:23 9:28 9:37 — 6:14 6:18 6:26 6:47 7:02 7:17
9:06 9:19 9:31 9:50 9:55 [110:01 — 6:26 6:30 6:38 6:59 7:13 7:28
9:38 9:50 10:01 10:20 10:25 [110:30 - 42 6:48 6:54 7:15 7:29 7:43
10:09 10:21 10:32 10:50 10:55 [111:00 — 7:04 7:08 7:15 7:35 7:48 8:02
10:46 10:57 11:07 11:23 11:28 [11:32 — 7:25 7:29 7:36 7:55 8:07 8:21
11:17 11:28 11:38 11:54 11:59 [112:03A — 7:45 7:49 7:56 8:15 8:27 8:41
11:55 12:04A 12:13A 12:29A 12:33A  [12:37 — 8:06 8:10 8:16 8:35 8:47 9:01
12:28A 12:37 12:46 1:00 1:04 [11:08 — 8:30 8:34 8:40 8:59 9:10 9:23
12:58 1:07 1:16 1:30 1:34 [11:38 - 8:55 8:59 9:05 9:24 9:35 9:48
— 32:13 2:22 2:36 2:39 DI2:44 — 9:25 9:29 9:35 9:52 10:02 10:15
— 9:52 9:56 10:02 10:19 10:29 10:41
BE10:25P 10:26 10:31 10:35 10:48 10:57 11:08
[10:55 10:56 11:01 11:05 11:17 11:26 11:37
E11:25 11:26 11:31 11:35 11:47 11:56 12:07A
311:58 11:59 12:03A 12:06A 12:17A 12:25A 12:36
E12:35A 12:36A 12:40 12:43 12:54 1:02 1:13
[1:35 1:36 1:39 1:43 1:54 H2:02 —
[E2:34 2:35 2:38 2:42 2:53 H3:01 -
[E3:30 32311 3:35 3:38 3:49 E3:57 —

Saturday, Sunday & Holiday Schedules

Horarios sabado, domingo y dias feriados

Saturday, Sunday & Holiday schedule in effect on New Year's Day,
Memorial Day, Independence Day, Labor Day, Thanksgiving Day and
Christmas Day.

Horarios de sabado, domingo y dias feriados en vigor para New Year's Day,
Memorial Day, Independence Day, Labor Day, Thanksgiving Day y
Christmas Day.

Special Notes

Avisos especiales

B Trips originate at Santa Monica/Vermont 2 minutes prior to the
time shown. Passengers needing to travel westbound on Sunset
should transfer to line 2 at Sunset & Vermont

Trip starts at Fairfax & Melrose 13 minutes before time shown at
Fairfax & San Vicente. Operates school days only, except early
dismissal school days. Phone Metro information for exact days of
operation

B Late night trips end at Santa Monica & Vermont 6 minutes after
time shown.

B Trip starts at Washington/Fairfax Transit Hub 6-9 minutes
before time shown.

Trip terminates at Washington/Fairfax Transit Hub 6-12
minutes after time shown.

[ Trip starts at Fairfax & Melrose 13 minutes before time
shown at Fairfax & San Vicente, and it terminates at
Washington/Fairfax Transit Hub 12 minutes after time
shown. Operates School Days Only

B Operation on early dismissal school days. Trip starts at Fairfax &
Melrose 13 minutes before time shown at Fairfax & San Vicente.
Phone Metro information for exact days of operation

Tap with pride.

Don't forget to tap the validator with
valid fare on your card before boarding.
To learn more about fares and ways to
save, visit metro.net/fares.

B Los viajes se originan en Santa Monica/Vermont 2 minutos antes de
la hora mostrada. Los pasajeros que necesitan viajar con rumbo al
oeste en Sunset deben transferirse a la linea 2 en Sunset y Vermont.

Viaje comienza en Fairfax y Melrose 13 minutos antes de la hora

mostrada en Fairfax y San Vicente. Opera los dias de escuela

solamente, menos los dias de despido temprano de escuela. Llame a

Metro por informacidon sobre los dias exactos de operacion

Viaje tarde de la noche termina en Santa Monica y Vermont 6 minutos

después de la hora mostrada.

Viaje comienza en Washington/Fairfax Transit Hub é-9 minutos antes de

la hora mostrada.

Viaje termina en Washington/Fairfax Transit Hub é-12 minutos despues

de la hora mostrada.

Viaje comienza en Fairfax y Melrose 13 minutos antes de la

hora mostrada en Fairfax y San Vicente y termina en

Washington/Fairfax Transit Hub 12 minutos después de la hora

mostrada. Opera los dias de escuela solamente.

Ll Operacion en dias de despidida escolar temprana. El viaje comienza
en Fairfax y Melrose 13 minutos antes de la hora que se muestra en
Fairfax y San Vicente. Llame a Metro por informacién sobre los
dias exactos de operacion
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La Cienega Bl
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LEGEND

- -BEEH MO 00 @O

CE LADOT Commuter Express
LD LADOT DASH

PT  Pasadena Transit
BBB Santa Monica Big Blue Bus

Line 780 Route

Metro Rail

Rapid Stop Timepoint
Rapid Stop Timepoint
Single Direction Only
Rapid Stop

Rapid Stop

Single Direction Only
Metro Rail/Busway Station
Transit Center

Map Notes
Connecting Line
Rapid Connecting Line
Amtrak

Metrolink

Culver CityBus
Foothill Transit

Glendale Beeline

MAP NOTES

Pasadena City College
Norton Simon Museum
Eagle Rock Plaza

The Americana at Brand
Glendale Galleria

Glendale Transportation Center
Metro 183; Metrolink Ventura County
Line, Antelope Valley Line, Amtrak,
Glendale Beeline 1, 2, 11, 12
Hollywood & Highland Center

The Grove

Farmer’s Market

La Brea Tar Pits

LA County Museum of Art
Petersen Automotive Museum

Washington/Fairfax Transit Hub
Metro 35, 37, 38, 105, 217, 705,
780; C1, C4; CE437

Wilshire Bl
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Termina en Hollywood y Argyle aproximadamente 11 minutos

después de la hora mostrada.

También puede visitar m.metro.net o llamar al 511y decir “Nextrip”.
minutos antes de la hora mostrada.

Envie un mensaje de texto con “Metro” y la interseccion de la calle
o el nimero de su parada al 41411. Nextrip le enviard un mensaje

Horarios de sabado, domingo y dias feriados
de texto con la proxima llegada de cada autobus en esa parada.
B Se origina en Hollywood y Argyle aproximadamente 8

No hay servicio en sabado, domingo, New Year's Day,

Memorial Day, Independence Day, Labor Day, Thanksgiving Day ~ Memorial Day, Independence Day, Labor Day, Thanksgiving Day

and Christmas Day.

y Christmas Day.
Nextrip
Avisos especiales

Terminates at Hollywood & Argyle approximately 11

minutes after time shown.

B Originates at Hollywood & Argyle approximately 8 minutes
before time shown.

Saturday, Sunday and Holiday Schedules
Text “metro” and your intersection or stop number to 41411
(example: metro vignes&cesarechavez or metro 1563).

You can also visit m.metro.net or call 511 and say “Nextrip”.

No service on Saturday, Sunday, New Year’s Day,

Nextrip
Special Notes

For additional service, see Line 180/181 and Line 217 timetables.
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— Then service every 12 minutes or less until:
w 5:42 5:57 6:25 6:55
'E 5:57 6:12 6:40 7:10
< 6:13  6:26 6:52 7:21
o 6:28 6:40 7:04 7:31
8 6:48  7:00 7:24 . 7:51
7:08 7:20 7:43 8:08
7:28 7:39 8:00 8:24
7:58 8:09 8:30 8:54
8:28 8:39 9:00 9:24
8:58 9:08  9:27  9:49
T“I‘;'E:';‘N 9:28 9:38 9:57 10:19
BOLD 9:58 10:07 10:24 10:43

10:28 10:37 10:54 11:13

EFFECTIVE DATE: FEBRUARY 18, 2018



DOWNTOWN SM TO WILSHIRE/
WESTERN STATION PURPLE LINE

v 8 § cc B c E
£ 5228 & 5 2
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] g f:’ 'E g 2 S g = g j £
g 35300 &w Za=2
2= 6:25 6:28 643  T7:13
w < 6:55 6:58 7:13 7:43
E = 7:25 7:28 7:43 8:13
w g 7:55  7:58  8:13  8:43
S w 8:21 8:24 . 8:41 9:12
(=) 8:48 8:52 9:10 9:42
wn 9:18  9:22  9:40 10:12
% 9:48  9:52 10:10 10:42
= 10:13 10:17 10:35 11:07
';; 10:43 .10:48 11:09 11:42
o 11:13 11:18 11:39 12:12
| 11:43 11:48 12:09 12:42
Then service every 30 minutes at:
:05 :10 :31 :09
:35 :40 :01 :39
Until:
6:35 6:41 7:01 7:37
7:05 7:10 7:30 8:03
WILSHIRE/WESTERN STATION
PURPLE LINE TO DOWNTOWN SM
< (] 7)
£ 2 g5 % g
PEetesz. § &
‘EE é Z Sc g_% S g -] g
SHZ2aRES ax Ko
2= 5:55  6:03  6:21  6:4h
w < 6:25 6:33 6:51 7:14
E = 6:55  7:03 7:21 7:44
w g 7:23  7:33  7:51 8:14
S w 7:53  8:03  8:21 8:44
a Then service every 30 minutes at:
w0 :22 :33 :54 :22
% :52 :03 :24 :52
= Until:
- 6:22 6:34 6:55 7:18
o 6:52 7:04 7:25 7:48
a

EFFECTIVE DATE: FEBRUARY 18, 2018
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DOWNTOWN SANTA MONICA
TO WILSHIRE/WESTERN STATION D LINE
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5:20 5:23 5:27 5:37 5:46 6:03
5:35 5:38 5:42 5:52 6:01 6:18
5:50 5:h3 5:57 6:07 6:16 6:33
6:04 6:07 6:12 6:22 6:31 6:54
6:18 6:21 6:26 6:36 6:45 7:08
6:32 6:35 6:40 6:50 6:59 7:22
b:46 6:49 6:56 7:08 7:21 7:46
7:00 7:03 7:10 7:22 7:35 8:00
7:14 7:17 7:24 7:36 7:49 8:14
7:28 7:32 7:40 7:54 8:07 8:33
THEN SERVICE EVERY 14 MINUTES UNTIL:
2:56 3:00 31 3:31 3:48 4:29
3:10 3:14 3:25 3:45 4:01 4:48
3:24 3:28 3:39 3:59 4:16 4:57
3:38 3:42 3:53 4:13 4:30 5:11
3:52 3:56 4:07 4:27 bl 5:25
4:06 4:10 4:21 441 4:58 5:39
4:20 4:24 4:35 4:55 5:12 5:53
4:34 4:38 4:49 5:09 5:26 6:07
4:48 4:52 5:03 5:23 5:40 6:21
5:02 5:06 5:17 5:37 5:54 6:35
5:16 5:20 5:31 5:51 6:08 6:49
5:30 5:34 B:45 6:05 6:22 7:03
5:44 5:48 5:59 6:19 6:36 7:17
b:58 6:02 6:13 6:33 6:50 7:31
6:12 6:16 6:25 6:45 7:02 7:32
6:26 6:30 6:38 6:51 7:06 7:31
6:40 b:4k 6:52 7:05 7:20 7:45
6:54 6:58 7:06 7:19 7:34 7:59
7:08 7:12 7:20 7:33 7:48 8:13
7:22 7:26 7:34 7:47 8:02 8:27
7:36 7:40 7:48 8:01 8:16 8:41
7:50 7:54 8:02 8:15 8:30 8:55
8:04 8:08 8:14 8:24 8:37 8:59
8:18 8:22 8:28 8:38 8:51 9:13
8:32 8:36 8:42 8:52 9:05 9:27
8:46 8:50 8:56 9:06 9:19 9:41
9:00 9:04 9:10 9:20 9:33 9:55
9:15 9:19 9:25 9:35 9:48 10:10
9:30 9:34 9:40 9:50 10:03 10:25
9:50 9:54 10:00 10:10 10:23 10:45
10:10 10:14 10:19 10:28 10:39 11:00
10:30 10:34 10:39 10:48 10:59 11:20
11:00 11:04 11:09 11:18 11:29 11:50

TRIP DEVIATES FROM PICO BLVD. TO SERVE () BEVERLYWOOD.
VIAJE SE DESVIA DE PICO BLVD. PARA SERVIR () BEVERLYWOOD.

ALL PM TIMES IN BOLD

EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7



WILSHIRE/WESTERN STATION D LINE
TO DOWNTOWN SANTA MONICA
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5:00 5:07 5:19 5:31 5:38 5:50
5:14 5:21 5:33 5:45 5:52 6:04
5:28 5:35 5:47 5:59 6:06 6:18
5:42 5:49 6:01 6:13 6:23 6:36
5:06 6:04 6:16 6:28 6:38 6:51
6:10 6:17 6:29 6:41 6:51 7:04
6:24 6:31 6:43 6:55 7:05 7:18
6:32 6:42 6:55 7:10 7:22 7:37
6:40 6:49 7:09 7:17 7:29 7:49
6:47 6:56 7:09 T:24 7:36 7:51
6:56 7:06 7:19 7:34 7:46 8:01
7:02 7N 7:31 7:39 7:51 8:1
7:12 7:25 T:47 8:07 8:20 8:32
7:22 7:34 7:56 8:16 8:29 8:41
7:33 7:45 8:07 8:27 8:40 8:52
7:45 7:57 8:19 8:39 8:52 9:04
7:55 8:07 8:34 8:49 9:02 9:14
8:02 8:14 8:36 8:56 9:09 9:21
THEN SERVICE EVERY 14 MINUTES UNTIL:
2:33 2:42 2:59 3:17 3:30 3:47
2:47 2:56 3:13 3:31 3:44 4:01
3:01 3:10 3:27 3:45 3:58 4:15
3:15 3:27 3:43 4:02 4:15 4:34
3:29 3:41 3:57 4:16 4:29 4:48
3:44 3:56 4:12 4:31 [AT7A 5:03
3:59 41 4:27 4:46 4:59 5:18
4:14 4:26 4:42 5:01 5:14 5:33
4:29 [ATA 4:57 5:16 5:29 5:48
[AT7A 4:56 5:11 5:30 5:43 5:58
5:00 5:12 5:27 5:46 5:59 6:14
5:14 5:26 5:41 6:00 6:13 6:28
5:29 5:40 5:55 6:13 6:23 6:38
THEN SERVICE EVERY 15 MINUTES UNTIL:
8:29 8:35 8:47 8:59 9:06 9:18
8:44 8:50 9:02 9:14 9:21 9:33
8:59 9:05 9:17 9:29 9:36 9:48
9:15 9:21 9:33 9:45 9:52 10:04
9:35 9:41 9:53 10:05 10:12 10:24
9:55 10:01 10:13 10:25 10:32 10:44
10:15 10:21 10:33 10:45 10:52 11:04
10:55 11:01 1m:1 11:21 11:27 11:34
TRIP []EVIATES’FRDM PICO BLVD. TO SERVE (£) BEVERLYWOOD.
VIAJE SE DESVIA DE PICO BLVD. PARA SERVIR (E) BEVERLYWOOD.

ALL PM TIMES IN BOLD

EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7



DOWNTOWN SANTA MONICA
TO WILSHIRE/WESTERN STATION D LINE
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6:0 6:08 6:12 6:20 6:29 6:46
6:35 6:38 6:42 6:50 6:59 7:16
6:50 6:53 6:58 7:07 7:1 7:34
7:05 7:08 7:13 7:22 7:31 7:49
7:20 7:3 7:28 73 T:46 8:04
7:32 7:35 7:40 7:50 8:01 8:21
7:50 7:53 7:58 8:08 8:19 8:39
8:05 8:08 8:14 8:25 8:37 8:58
8:20 8:23 8:29 8:40 8:52 9:13
8:35 8:38 8:46 8:58 9:10 9:32
8:50 8:53 9:01 9:13 9:25 9:47
9:0 9:08 9:1 9:28 9:40 10:02
9:20 9:23 9:31 9:43 9:55 10:17
9:33 9:36 9:44 9:56 10:08  10:30
9:51 9:59 1002 10:25  10:48

10:06 10:14 10:27 10:40 11:03
10:20 10:28 10:41 10:55 11:1
10:31 10:35 10:43 10:56 11:10 11:36
10:45 10:49 10:58 11:12 11:26 11:52
11:00 11:04 11:13 11:27 11:41 12:07
11:15 11:19 11:28 11:42 11:56 12:22
11:30 11:35 11:44 11:59 12:15 12:41
11:45 11:50 11:59 12:14 12:30 12:56
12:00 12:06 12:15 12:30 12:46 1:12
12:13 12:19 12:28 12:43 12:59 1:25

—_
ool
LS

o~ i

12:25 12:31 12:40 12:55 1:1 1:37
THEN SERVICE EVERY 15 MINUTES UNTIL:
5:40 5:47 5:57 6:11 6:28 6:54

5:55 6:01 6:10 6:24 6:39 7:05
6:10 6:16 6:25 6:37 6:50 7:16
6:31 6:37 6:46 6:58 7:11 7:37
6:51 6:57 7:06 7:18 7:31 1:57
7:10 7:16 7:25 7:37 7:48 8:13
7:30 7:36 7:45 71:57 8:08 8:33
7:50 7:56 8:05 8:17 8:28 8:53
8:10 8:16 8:25 8:37 8:48 9:13
8:30 8:35 8:44 8:55 9:06 9:29
8:50 8:55 9:04 9:15 9:26 9:49
9:10 9:14 9:23 9:32 9:43 10:06
9:32 9:36 9:45 9:54 10:05 10:28
9:50 9:54 10:03 10:12 10:23 10:46
10:10 10:13 10:22 10:31 10:41 11:02
10:30 10:33 10:42 10:51 11:01 11:22
11:00 11:03 11:10 11:18 11:28 11:47

ALL PM TIMES IN BOLD ROUTE 7

EFFECTIVE DATE: AUGUST 13, 2023



WEEKEND | LOS FINES DE SEMANA

WILSHIRE/WESTERN STATION D LINE
TO DOWNTOWN SANTA MONICA
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6:00 6:06 6:17 6:26 6:35 6:47
6:15 6:21 6:32 6:41 6:50 7:02
6:30 6:36 6:47 6:56 7:05 7:17
6:45 6:53 7:04 7:15 7:24 7:36
7:00 7:08 7:19 7:30 7:39 7:51
7:15 7:23 7:35 T:47 7:57 8:12
7:31 7:39 7:51 8:03 8:13 8:28
7:43 7:51 8:03 8:15 8:25 8:40
7:58 8:06 8:19 8:31 8:42 8:58
8:13 8:21 8:34 8:46 8:57 9:13
8:28 8:36 8:49 9:01 9:12 9:28
8:43 8:51 9:04 9:16 9:27 9:43
8:58 9:06 9:19 9:31 9:42 9:58
9:12 9:20 9:33 9:45 9:56 10:12
9:27 9:35 9:48 10:00 10:11 10:27

~
£~
~N
o
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: 10:05 10:18 10:32 10:48
9:57 10:06 10:20 10:33 10:47 11:03
10:12 10:1 10:35 10:48 11:02 11:18
10:27 10:36 10:50 11:03 11:17 11:33
10:42 10:51 11:05 11:18 11:32 11:48
10:57 11:06 11:20 11:33 11:47 12:03
11:12 11:1 11:35 11:48 12:02 12:18
11:28 11:38 11:52 12:07 12:23 12:40
11:42 11:52 12:06 12:21 12:37 12:54

THEN SERVICE EVERY 15 MINUTES UNTIL:

6:01 6:10 6:21 6:33 6:45 7:00
6:17 6:26 6:37 6:49 7:01 7:16
6:37 6:46 6:57 7:09 7:21 7:36
6:57 7:06 7:17 7:29 7:41 7:56
1:17 1:26 1:37 1:49 8:01 8:16
7:37 7:46 7:56 8:07 8:17 8:31
7:87 8:06 8:16 8:27 8:37 8:51
8:17 8:26 8:36 8:47 8:57 9:1
8:36 8:44 8:54 9:04 9:12 9:25
8:55 9:03 9:13 9:23 9:31 9:44
9:15 9:23 9:33 9:43 9:51 10:04
9:35 9:42 9:52 10:01 10:08 10:19
9:55 10:02 10:12 10:21 10:28 10:39
10:15 10:22 10:32 10:41 10:48 10:59

ALL PM TIMES IN BOLD ROUTE 7

EFFECTIVE DATE: AUGUST 13, 2023



DEPARTMENT OF CITY PLANNING
Executive Office

City Hall, 200 N. Spring Street, Room 525, Los Angeles, CA 90012
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DATE: March 25, 2021
TO: Interested Parties

Department of City Planning Staff
FROM: Vincent P. Bertoni, AIC

Director of Planning

Department of City Planning

SUBJECT: METRO NEXTGEN; RAPID BUS DEFINITIONS

This memo explains how Metro’s recent initial implementation of its “NextGen” Bus Plan will
impact determinations regarding what constitutes a Metro Rapid Bus pursuant to City
Planning policies and programs, including the Density Bonus and Transit Oriented
Communities (TOC) Affordable Housing Incentive programs. Background information from
Metro on NextGen including the latest service changes is available on their website
(https://www.metro.net/projects/nextgen).

Background

NextGen is described by Metro as “a reimagined bus system that focuses on providing fast,
frequent, reliable and accessible service to meet the needs of today’s riders.” The initial
Phase 1 roll-out began in December 2020 and will continue through two additional phases in
June and December of 2021. Service on nearly all lines will be affected.

Under the NextGen Bus Plan, most Metro Rapid Bus lines will be replaced with a new type
of bus line that will have more frequent service and new stop intervals. These new
replacement lines combine elements of a Rapid Bus and Local Bus. This change introduces
a need for clarity on how the term Rapid Bus will be understood as it currently exists in the
LAMC and other City Planning documents. Certain important incentives to provide affordable
housing near transit exist in the Density Bonus Ordinance (see LAMC 12.22 A 25(f)(4)(ii)(b)
and 12.22 A.25(c)(10)) as well as the TOC Guidelines (see Chart 1 of the TOC Guidelines
and LAMC 12.22 A.25(c)(10) and 12.22 A.25(f)(4)(ii)(b)).

The NextGen system includes a new bus classification system with different Tier levels. Tier
1 is the highest quality bus NextGen line and will replace current Rapid Bus lines as they are
discontinued. Tier 1 routes are planned to achieve service interval levels of at least ten
minutes throughout the weekday daytime. However, because of the ridership and funding
impacts of the current COVID-19 emergency, service levels may lag behind these levels in
the short-term.



Interested Parties
Metro NextGen; Rapid Bus Definitions
Page 2

Definition of Rapid Bus
Rapid Bus is not a defined term in the Los Angeles Municipal Code (LAMC), nor is there any

one agreed-upon set of criteria that must exist to be called a Rapid Bus line. The TOC Guidelines
define Rapid Bus in a broad, flexibie way to encompass a number of different types of higher
quality bus services provided by different operators, as follows:

Rapid Bus is a higher quality bus service that may include several key attributes, including
dedicated bus lanes, branded vehicles and stations, high frequency, limited stops at major
intersections, intelligent transportation systems, and possible off-board fare collection
and/or all door boarding. It includes, but is not limited to, Metro Bus Rapid Transit lines,
Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue Rapid lines and the Rapid
6 Culver City bus.

The Tier 1 NextGen is the highest level of bus service that Metro now offers (not to be confused
with TOC Tier 1). While Metro is discontinuing most but not all Rapid Bus lines, Tier 1 lines will
replace Rapid Lines and include most of the attributes in the above definition. Most importantly,
Tier 1 lines are defined by their high level of service frequency. The number of stops for NextGen
Tier 1 lines will be less than for existing local bus lines, but not as few as the current Rapid lines.
Metro also advises that Tier 1 corridors would be the priorities for all-door boarding roll out and
maintaining or adding transit signal priority plus dedicated bus lanes and other speed
improvements for some Tier 1 corridors is being developed in partnership with the City.

A total of 28 corridors in Los Angeles County are being replaced with Tier 1 lines, not all of which
align with current Rapid lines. In an effort to promote consistency, only those Tier 1 NextGen
lines that replace a Metro Rapid line will be deemed a Rapid line by the Department of City
Planning. Figure 1 below lists the discontinued Rapid lines and their Tier 1 replacement lines
that will function as Rapid lines, along with the anticipated phase-in dates.

Implementation

This memo will guide updates to City Planning’s determinations of which Metro bus routes and
stops are considered to be a Rapid Bus, when those terms are referenced in the LAMC and
TOC Guidelines. Discontinued Metro Rapid Bus lines will be replaced with their NextGen Tier
1 replacement lines when each phase is rolled out. This includes the NextGen Phase 1 changes
already in effect, as described above, as well as subsequent Phase 2 and 3 of the NextGen roll-
out (anticipated in June and December 2021). There may be some minor shifts in TOC Tier
eligibility as a result of the NextGen changes to Rapid Bus lines. This memo amends the prior
August 19, 2020 TOC memorandum issued by City Planning, solely for the Rapid Lines and their
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replacement lines, described above. For lines not affected by these NextGen Rapid bus
changes, the TOC program will continue to use a pre-COVID-19 bus schedule to determine
program eligibility as described in the August 2020 memorandum. This policy will remain in place
until superseded by future memo or updates to the TOC Guidelines. If project applicants have
questions about how these changes might impact a pending project application or CEQA
analysis, please contact your assigned case planner.

Figure 1. Discontinued and Replacement NextGen Tier 1 Rapid Lines

Discontinued Rapid Lines Replacement Next Gen
Tier 1 Rapid Line
Phase One 705 Vernon Ave./ La Cienega BI. 105
710 Crenshaw BI. 210
December 2020 | 728 Olympic Bl. 28
(already in 740 Hawthorne BI./ Crenshaw BI. 40/ 210
effect) 745 Broadway St. 45
751 Soto St. 251
760 Long Beach Bl. 60
762 Atlantic Bl./ Fair Oaks Ave. 260
Phase Two 720 Whittier BI. 18
734 Sepulveda-Westside 2347761
June 2021 744; Reseda/Ventura/Van Nuys 240 and 233/761
(anticipated) 750 Ventura BI. 150 / 240
770 Garvey, Atlantic, Cesar Chavez 70
780 Pasadena, Hollywood/Fairfax 180/ 217
788 Van Nuys — Westside 261
794 San Fernando Rd. 94 /294
Phase Three
704 Santa Monica BI. 4
June 2021 733 Venice Bl. 33
(anticipated) 757 Western Av. 207




Explore the NextGen Bus Plan! @

I N
|

4 t‘l ﬁ' ,D @ iPara Espafiol haga clic agquil

Updated Draft Proposals: July 2020 ﬁm E“mﬂg Lln‘ 1
OOl Sunset Blvd
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Frequency*

Metro
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Table of Contents: E

Peak Midday Evening

LML N Weekday 7.5 min 10 min 15 min
Saturday 12 min 12 min 15 min
12 min 12 min 15 min

Sunday VERMODNT AV

*Peak: &-Fam/3-Tpm, Midday: fam-3pm, Evening: Tpm-12am, Owl: 12-4am Loz Angales T
WIL PL

oHow is my bus changing? Gga] s
More Frequency ™
Simpler Network
New Links =

: . 2 & Wiesd Hedf
Mew Line 2: Merge Lines 2 and 302 on Sunset Bl with Line 200 e

(Alvarado/Hoover):

. Mew Line 2 would follow existing Lines 2 & 302 routes on
Sunset Bl between UCLA and Hollywood, merging with
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USC via Alvarado, Hoover, Figueroa and MLK |r
Mew Line 2 would provide direct route between USC/ BEVERLY DR
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INITIAL
SUBMISSIONS

The following submissions by the public are in compliance with the Commission Rules and
Operating Procedures (ROPs), Rule 4.3a. Please note that “compliance” means that the
submission complies with deadline, delivery method (hard copy and/or electronic) AND the
number of copies. The Commission's ROPs can be accessed at
http://planning.lacity.org, by selecting “Commissions & Hearings” and selecting the
specific Commission.

The following submissions are not integrated or addressed in the Staff Report but have
been distributed to the Commission.

Material which does not comply with the submission rules is not distributed to the
Commission.

ENABLE BOOKMARKS ONLINE:

**|f you are using Explorer, you will need to enable the Acrobat/&{ toolbar to see
the bookmarks on the left side of the screen.

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you
do not want to use the bookmarks, simply scroll through the file.

If you have any questions, please contact the Commission Office at (213) 978-1300.


http://planning.lacity.org/

Channel Law Group, LLP

8383 Wilshire Blvd.
Suite 750
Beverly Hills, CA 90211

Phone: (310) 347-0050
Fax: (323) 723-3960
www.channellawgroup.com

JULIAN K. QUATTLEBAUM, III Writer’s Direct Line: (310) 982-1760
JAMIE T. HALL * jamie.hall@channellawgroup.com
CHARLES J. McLURKIN

*ALSO Admitted in Texas

September 18, 2023

VIA ELECTRONIC MAIL

Los Angeles City Planning Commission
Van Nuys City Hall

Council Chamber, 2nd Floor

14410 Sylvan Street

Van Nuys, CA 91401

cpc@lacity.org

Re: Re-Hearing of DIR-2020-2067-TOC-1A: 1447 Hi Point Street

Dear President Samantha Millman and Members of the City Planning Commission:

This office represents Hi Point Neighbors Association (“Petitioner”), the Appellant in
Case DIR-2020-2067-TOC-1A (the “Entitlement”) and the Petitioner in Los Angeles Superior
Court Case No. 21STCP02223. Petitioner objects that the Project is not eligible for Tier 3
Incentives under the eligibility criteria in the TOC Guidelines. Moreover, the Project fails to
comply with the Q Condition Open Space standards. These inconsistencies with applicable
zoning regulations preclude reliance on the Class 32 Categorical Exemption.

1. The Commission Lacks Authority to Aggregate Service from Separate Bus Lines

A. The TOC Guidelines Require 15-Minute Frequency for Any Tier

The Applicant attempts to salvage the Tier 3 determination by asserting that the
intersection of two Rapid routes is sufficient to constitute a Major Transit Stop regardless of
service frequency. This claim is demonstrably false. The TOC Guidelines provide incentives
only within a TOC Affordable Housing Incentive Area as “provided in Section II of these



Guidelines.” Section II of the TOC Guidelines includes the definition of Major Transit Stop as “a
site containing a rail station of the intersection of two or more bus routes with a service interval
of 15 minutes or less[.]” TOC Guidelines, Section I1.6 (emphasis added). The Applicant made
this same argument in court which was soundly rejected.! While the definition of “Tier 3” does
not itself mention the 15-minute service interval requirement, this requirement is located under
the heading “Type of Major Transit Stop.” It follows that the “Two Rapid Buses” which intersect
must qualify for inclusion within a “Major Transit Stop,” and must satisfy the 15-minute service
interval requirement.”

The Applicant’s argument is also in conflict with Appendix A of the TOC Guidelines,
which calculates service frequency for Rapid 750 to be 16 minutes and concludes: “Therefore,
the 750 Metro Rapid Bus Line is ineligible for inclusion in a Major Transit Stop.” TOC
Guidelines, Appendix A, p. 16. At the time the TOC Guidelines were approved, Rapid 750
travelled from Warner Center to Universal City.> As shown on the Metro System Map, Rapid
750 intersected with several other Rapid Bus lines including Rapid 734 (Tarzana to Granada
Hills along Reseda Boulevard), Rapid 734 (San Fernando to Westwood along Sepulveda
Boulevard) and Rapid 744 again (Sherman Oaks to Pacoima along Van Nuys Boulevard). If the
mere intersection of two Rapid Bus routes constituted a Major Transit Stop for purposes of the
TOC Guidelines regardless of service frequency, Appendix A would not have definitively stated
that Rapid 750 is ineligible for inclusion in a Major Transit Stop.

B. The TOC Guidelines Do Not Permit Aggregation of Bus Lines

The Applicant argues that the City may aggregate or combine the service frequency of
bus lines to satisfy the 15-minute service frequency requirement for a Major Transit Stop. Again,
this exact same argument was rejected by the court. The Ruling on Submitted Matter states on
page 15 as follows: “Real Party in Interest provide no clear authority for the proposition that bus
lines may be so combined. Los Angeles Municipal Code section 12.22 A.31 and the TOC
Guidelines are silent on whether bus lines may be combined to meet the 15-minute service

! The Ruling on Submitted Matter dated March 9, 2023 states as follows on pages 14-15: “Real Party in Interest’s
remaining arguments are unpersuasive. Real Party Interest argues the ‘Tier 3’ category does not contain a 15-minute
service requirement. But an overarching eligibility requirement for the TOC Affordable Housing Incentive Program
is proximity to a “Major Transit Stop,” which is defined as the intersection of two more bus lines “with a service
interval of 15 minutes or less during the morning and afternoon peak commute periods.” (AR 6947.) While the
definition of ‘Tier 3’does not itself mention the 15-minute service interval requirement, this requirement is locating
under the heading ‘Type of Major Transit Stop.” It follows that the ‘“Two Rapid Busses’ which intersect must qualify
for inclusion within a ‘Major Transit Stop,” and must satisfy the 15-minute service interval requirement.”

2 Exhibit 1 [2019 Metro System Map].



interval requirement.” Moreover, this argument conflicts with Appendix A of the TOC
Guidelines. As noted above, Appendix A concluded that Rapid 750 was “ineligible for inclusion
in a Major Transit Stop” — without qualification. The 2019 Metro System Map shows that Rapid
750 runs along Ventura Boulevard with Rapid 744 also running between Reseda Boulevard and
Van Nuys Boulevard.? If the Applicant’s claim was correct, and the TOC Guidelines
contemplated adding the service frequency of separate bus lines on the same street, Appendix A
would not have conclusively stated that Rapid 750 was ineligible because of its 16-minute
headway. Instead, it would have noted that Rapid 750 is ineligible only where it is not
supplemented by other Rapid Bus lines to satisfy a 15-minute service frequency. Appendix A
included no such qualification. The only plausible conclusion is that Appendix A — which
provided a technical illustration of the intended application of the TOC Guidelines to complex
networks of bus routes — did not contemplate the aggregation of Rapid Bus lines to provide a 15-
minute service interval.

C. Aggregation of Local 217 with Rapid 780 Would Not Establish 15-Minute Service
Frequency for Rapid Routes

In its submittals for the Appeal, Petitioner submitted analysis of both the December 2019
and December 2020 timetables for Rapid 780 demonstrating that frequency-of-service intervals
exceeded 15 minutes. The Applicant did not dispute this fact in litigation, nor does it directly
dispute it here. Instead, the Applicant suggests that the Commission may aggregate Local 217
with Rapid 780 along Fairfax Avenue to result in service frequency less than 15 minutes. This
argument fails because Local 217 is not a Rapid bus route and cannot be aggregated with a
Rapid bus to meet service frequency for the “intersection of Rapid bus routes[.]” In fact, the
Applicant has demonstrated that the Tier Verification Form included the service frequency of
Local 217 alone and never aggregated service frequency of Local 217 and Rapid 780. City
Planning Assistant Aida Karpetian further asserted in an e-mailed dated February 5, 2020 that
Rapid 780 on its own is a “non-qualifying Rapid Bus.” The TOC Guidelines describe a Rapid
Bus as having “dedicated bus lanes, branded vehicles and stations, high frequency [and] limited
stops at intersections[.]” Local 217 meets none of these criteria as it lacks branded “rapid”
vehicles and stations, does not feature enhanced frequency compared to regular buses and stops
at every intersection.*

3 Exhibit 1.

4 See Exhibit 2. Accounting for only stops from Pico/Fairfax to 3rd/Fairfax, Local 217 makes three times as many
stops (six) as Rapid 780 (two). Signs for Local 217 stops are visible on Google Maps Street View imagery dated
2016-2020 at minor intersections with Whitworth Drive, De Valle Drive, 6™ Street and Drexel Avenue in addition to
the Rapid 780 stops at Wilshire and San Vicente.



Moreover, the SCAG methodology cited by the TOC Guidelines provides that separate
but overlapping bus routes along a common corridor “that do not individually meet the 15-
minute threshold may not be combined[.]” Local 217 and Rapid 780 are not interchangeable
because Local 217 stops at minor cross streets whereas Rapid 780 only stops at major
intersections. As any user of Metro’s bus system knows all too well, stopping at every
intersection dramatically increases travel time, especially for trips through congested urban
areas, resulting in missed traffic signals and substantially longer time spent loading and
unloading passengers. According to LADOT, Metro Rapid buses reduce travel times between 23
and 29 percent based on empirical studies of Line 750 (Ventura Boulevard) and Line 720
(Wilshire Boulevard) which feature fewer stops than local buses.> Further, Local 217 and Rapid
780 have vastly different northern terminuses from one another.

The Applicant argues that the City has “on numerous occasions” aggregated Local 217
and Rapid 780 to meet the definition of a Major Transit Stop, but provides only one example
pertaining to precisely the same intersection challenged by Petitioner. The Metro System Map
depicts potentially hundreds of intersections which would qualify as Major Transit Stops, or
qualify for a higher tier of incentive, if routes could be aggregated. That fact that the Applicant is
only able to identify examples of aggregation for Pico/Fairfax suggests that aggregation was an
error, not standard procedure.

D. The TOC Guidelines Determine Transit Frequency Based on the TOC Referral Date

The Applicant asserts that the bus schedules “in effect today” qualify the site for Tier 3
incentives. The TOC Guidelines provide that “[e]stablishment of the appropriate Tier shall take
place at the time an application is accepted and the Tier is verified by the City.” In this case, the
Department of City Planning verified the Tier 3 incentives on February 27, 2020. Any alleged
changes in bus schedules are not within the scope of the record without a new application,
Director’s Determination, notice, and right of appeal. If the CPC purports to re-decide the appeal
to re-approve the Project, it must comply with the LAMC’s procedural requirements for such
actions. Moreover, the March 25, 2021 Memorandum relied on by the Applicant states that the
replacement of Rapid 780 with “NextGen” Line 217 is “anticipated” and there is no evidence in
the record that it was operative by the initial date of Project approval. Finally, Petitioner
challenges the Department’s reliance on NextGen Line 217 to qualify as a Rapid Bus because it
does not have any of the features related to higher speeds listed in the TOC Guidelines as
characterizing a rapid bus.

5 https://www.transit.dot.gov/research-innovation/metro-rapid-demonstration-program-evaluation-report-operating-
speed-ladot




I1. THE PROJECT VIOLATES “Q” CONDITION OPEN SPACE STANDARDS

The Q Conditions require that a development provide a minimum of 100 square feet of
usable open space per dwelling unit in compliance with the Q Condition’s standards for private
and common open space. The superior court denied Petitioner’s CEQA claim asserting that the
Project was not eligible for a Class 32 categorical exemption because it was not consistent with
all applicable zoning regulations (namely, certain Q conditions related to required open space).
Without plans referencing the dimensions, Petitioner was unable to definitely prove its
contentions in court. However, Petitioner is now able to prove that certain patios do not meet the
Q Conditions open space requirements because they are less than 15 feet wide. Should the
Commission reapprove the Project, Petitioner intends to bring a writ of mandate challenging the
Project again in court for non-compliance with the Q Conditions and also appeal any building
permit issued by the Los Angeles Department of Building and Safety.

The Project requires 1,500 square feet of open space in compliance with the Q Conditions
after accounting for a 25 percent reduction.® None of the private open space located above the
first habitable level qualifies as private open space under the Q Conditions, which provides that
only patios and yards located “at ground level or the first habitable level” may qualify as private
open space. As shown below, only two patios qualify under the Q Conditions, providing 120
square feet (Unit 101) and 92.49 square feet (Unit 104) of private open space. The remainder of
the private balconies are located above the first habitable level and cannot provide private open
space compliant with the Q Conditions. The roof deck provides a constant width of 15 feet,
which fails to meet the required 20-foot average width required by the Q Conditions. Even
assuming the rear yard provides 950 square feet of open space per the plans, the Project provides
a total of only 1,162.5 square feet of qualifying open space under the Q Conditions, far less than
the 1,500 square feet required. To comply with the Q Conditions, the Project would need to
provide an additional 5-foot stepback at the penthouse level to provide the average 20-foot width
for the roof deck. Even if such a stepback were provided, the common open space would fail to
provide the minimum 50-percent landscaping required by the Q Conditions.

PROVIDED OPEN SPACE
Area Private | Common | Dimension
L1 -101 Patio 120 6’ x20°
L1 - 102 Patio 0 Less than 15” width
L1 - 103 Patio 0 Less than 15” width
L1 - 104 Patio 92.5 15’ x 6.166°

¢ Petitioner objects to the 25 percent reduction because Applicant never sought relief from the Q Conditions.
Therefore, the full 2,000 square feet must be provided. The analysis above is therefore highly conservative.

5



L1 —Rear Yard 950 Area per plans

L2 —201 Balcony Above first habitable level

L2 — 202 Balcony Less than 15° width; above first habitable level

L2 — 203 Balcony Less than 15° width; above first habitable level

L2 — 204 Balcony Above first habitable level

L3 - 301 Balcony Above first habitable level

L3 — 302 Balcony Less than 15° width; above first habitable level

L3 —303 Balcony Less than 15” width; above first habitable level

L3 — 304 Balcony Above first habitable level

L4 — 401 Balcony Above first habitable level

L4 — 402 Balcony Less than 15° width; above first habitable level

L4 — 403 Balcony Less than 15° width; above first habitable level

OO OO0 | oo

L4 — 404 Balcony Above first habitable level

Roof Deck 0 Average width less than 20°

L5 — PHI Balcony 0 Less than 15° width; above first habitable level
L5 — PH2 Balcony 0 Less than 15° width; above first habitable level
L5 — PH3 Balcony 0 Less than 15° width; above first habitable level
L5 — PH4 Balcony 0 Above first habitable level

Sub-total private 212.5

Sub-total common 950

Total 1,162.5

Moreover, the Project is not consistent with the Q Conditions found at Ordinance No.
168193 because the southwest end of the building features a 40’ section of building without any
articulation which is greater than the Q Conditions require (articulation for every 30 feet for
building facades exceeding 40 feet).

III. THE PROJECT IS NOT ELIGIBLE FOR THE CLASS 32 EXEMPTION

The Class 32 Categorical Exemption requires that the project “is consistent with the
applicable general plan designation and all applicable general plan policies as well as with
applicable zoning designation and regulations.” 14 Cal. Code Regs,. § 15332(a). Here, the
Project is not eligible for the Class 32 Categorical Exemption because it is inconsistent with the
TOC Guidelines and the Q Condition open space standards.

/1
/1

/1



IV.  CONCLUSION

The project is not eligible for Tier 3 incentives. The applicable schedule for Rapid 780
demonstrates that it does not provide the required 15-minute frequency-of-service to qualify as a
Major Transit Stop providing eligibility for Tier 3 incentives. The Commission lacks authority to
aggregate service from multiple routes, as this would be inconsistent with the TOC Guidelines
and SCAG guidance for calculating frequency-of-service intervals. The Commission should
comply with the court order by setting aside the TOC approval. I may be contacted at 310-982-
1760 or at jamie.hall@channellawgroup.com if you have any questions, comments or concerns.

Sincerely,

7

Jamie T. Hall



EXHIBIT 1

2019 Metro System Map
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EXHIBIT 2

Local 217 Stop at Whitworth Drive and Fairfax Avenue
Dated May 2019 via Google Street View
https://www.google.com/maps/@34.0555016.,-
118.3651177,3a,15y,55.28h,92.08t/data=!3m7!1el!3m5! 1swk
vXpS5_ItzwdDweVHbnY g!2e¢0!5s20190501T000000!7i1638

41818192?entry=ttu

Local 217 stop at De Valle Drive and Fairfax Avenue

Dated May 2019 via Google Street View
https://www.google.com/maps/@34.0612391.-
118.362377.3a,75y,224.25h,90.02t/data=!3m7!1el!3m5!1s635

zcFz0gNolxxPxKc4-
nQ!2e0!5s20190501T000000!7116384!8i8192?entry=ttu
R TN T

il o4 —

Local 217 stop at 6™ Street and Fairfax Avenue

Dated May 2019 via Google Street View
(https://www.google.com/maps/@34.0650801 ,-
118.3614601,3a,75y,207.05h,96.18t/data=!3m7!1e1!3m5!1s26

FDo6pYu24ijNDdhRpEqw!2¢0!5s20190501T000000!7i16384

Local 217 stop at Drexel Avenue and Fairfax Avenue

Dated January 2018 via Google Street View

https:// www.google.com/maps/@34.0682936.,-
118.3615208.3a,90y.162.99h,86.13t/data=!3m7!1el1!3m5!1sI9
dUfiX889utE_ 6tKx1VcQ!2e0!5s20180101T000000!7i16384!8

18192%entry=ttu




Elkins Kalt Weintraub Reuben Gartside LLP

= ELKINS KAL Ernest J. Guadiana

D: 310.746.4425
EGuadiana@elkinskalt.com
Ref: 14433-0001 Hi Point M

September 12, 2023

Los Angeles City Planning Commission
Van Nuys City Hall

Council Chamber, 2nd Floor

14410 Sylvan Street

Van Nuys, California 91401

E-Mail: cpc@lacity.org

Re: DIR-2020-2067-TOC-1A
1447 South Hi Point Street

Dear Honorable Commissioners of the Los Angeles City Planning Commission:

My office represents Hi Point M, LLC (“Real Party”), the owner of the real property
commonly known as 1447 South Hi Point Street (the “Property”) within the City of Los Angeles
(the “City”). At the August 24, 2023 City Planning Commission (“CPC”) meeting, the CPC
continued Item 4 (DIR-2020-2067-TOC-1A) to the September 28, 2023 CPC meeting so that it
could set aside its approval of Tier 3 incentives in Case No. DIR-2020-2067-TOC (the “TOC
Entitlement”), which allowed for the development of a well-designed, 5-story housing project in
the Faircrest Heights neighborhood (the “Project”), clarify its original determination, consider new
evidence, and then either reapprove or deny the TOC Entitlement in conformance with the
guidance contained in the March 9, 2023 Ruling on Submitted Matter, as amended (the “Ruling”),
in Los Angeles County Superior Court Case No. 21 STCP 02223 (the “Action”). Accordingly,
through this letter, Real Party submits new evidence for the CPC consideration and requests that
the CPC reapprove the TOC Entitlement’s Tier 3 incentives.

1. RELEVANT BACKGROUND
A. The TOC Entitlement Approval and Appeal

The TOC Entitlement initially was approved by Director’s Determination letter
dated December 30, 2020. The Director’s Determination letter confirmed that the Project qualified
for Tier 3 incentives under the City’s Transit Oriented Communities Guidelines (the “TOC
Guidelines”), which the City Planning Department adopted to implement Section 6 of Measure
J1J. The Director’s Determination relied on the City’s determination that the intersection of Pico
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Boulevard and Fairfax Avenue was a Major Transit Stop.! In this regard, City Planning
Department staff reviewed bus schedules for buses that intersected at Pico Boulevard and Fairfax
Avenue and calculated the service intervals during the morning and afternoon peak commute
periods. City Planning Department staff then prepared the TOC Referral Form dated February 27,
2020, which listed 29 northbound bus trips during peak intervals and 33 southbound bus trips
during peak intervals to qualify the intersection of Pico Boulevard and Fairfax Avenue as a Major
Transit Stop in the Tier 3 TOC Tier.> The TOC Referral Form noted that these calculations were
based upon “Local Line 217 and Rapid 780.” A copy of the TOC Referral Form, with the
northbound and southbound trips highlighted, is attached as Attachment 1 to this letter.?

On January 13, 2021, the TOC Entitlement and the related CEQA exemption for
the TOC Entitlement (ENV-2020-2068-CE) (the “CEQA Exemption”) were appealed by
numerous parties. The CPC denied the appeal on April 8, 2021. Thereafter, the appellants formed
Hi Point Neighbors’ Association, an unincorporated association (“Petitioner”), and filed a Verified
Petition for Writ of Mandate challenging the City’s approval of the TOC Entitlement and the
CEQA Exemption, which initiated the Action.

B. The Issue Presented in the Action

In the Action, Petitioner contended that the intersection of Pico Boulevard and
Fairfax Avenue did not constitute a Major Transit Stop under the TOC Guidelines on the basis that
neither the Metro Rapid Bus Line 780 (“Line 780”") nor the Metro Local Line 217 (“Line 217”)
had northbound and southbound service intervals of 15 minutes or less.* Specifically, Petitioner

' The TOC Guidelines defines “Major Transit Stop” as “the intersection of two or more bus routes
with a service interval of 15 minutes or less during the morning and afternoon peak commute
periods” (e.g., between 6:00 a.m. and 9:00 a.m. and between 3:00 p.m. and 7:00 p.m.).

2 Although the December 30, 2020 Director’s Determination letter erroneously based the Project’s
qualification for Tier 3 incentives on being within 750 feet of the intersection of Pico Boulevard
and Fairfax Avenue, Planning Department staff clarified that the Project qualified for Tier 3
incentives due to the Property being within 1,500 feet of the intersection of Pico Boulevard and
Fairfax Avenue in its Appeal Recommendation Report dated April 8, 2021. See Appeal
Recommendation Report, Staff Response to Appeal Point 1 (“The subject property is located
within a Tier 3 TOC Affordable Housing Incentive Area, qualified by its proximity to a Major
Transit Stop ... within 1,500 feet of the project site.”).

3 The TOC Referral Form was included in Real Party’s original TOC Entitlement application
submittal of March, 25, 2020, and therefore is part of the public case file for DIR-2020-2067-TOC
and part of the original project review for the Director’s Determination.

4 Petitioner conceded in the Action that the westbound and eastbound bus routes for Santa Monica
Big Blue Bus 7 and Rapid 7 listed in the TOC Referral Form each have service intervals of 15

5170468
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relied on a December 2019 bus schedule for Line 780, which showed that the service intervals are
more than 15 minutes during peak periods.

Petitioner also relied on the incorrect bus schedule for Line 217. Specifically, due
to the “the unprecedented impact the COVID-19 pandemic [] had upon public transit ridership and
budgets,” which temporarily lengthened the intervals of bus service within the City,” the City
Planning Department issued an August 19, 2020 memorandum (the “August 2020 Memo’’), which
provided that “City Planning will reference the transit schedules in place as of March 17, 2020,
the day before transit service changes began to be made, in its review of environmental and
entitlement applications until further notice.” Instead of using the bus schedule for Line 217 in
place as of March 17, 2020, Petitioner intentionally and knowingly relied upon a December 13,
2020 schedule for Line 217, which improperly showed that the service intervals were more than
15 minutes during peak periods.

The actual bus schedules referenced in the TOC Referral Form were never formally
presented to the CPC and therefore were not included in the Action’s administrative record.
Accordingly, although the City correctly designated the Project for Tier 3 incentives based on the
bus schedules in place at the time of the designation and approval, the City and Real Party did not
have sufficient evidence to show the Court that Line 217 had service intervals of 15 minutes or
less during peak periods, thus qualifying the intersection of Pico Boulevard and Fairfax Avenue
as a Major Transit Stop.

Instead, the City and Real Party advanced arguments that the intersection of Pico
Boulevard and Fairfax Avenue was a Major Transit Stop because the TOC Guidelines allow the
City to combine bus lines to reach the necessary service intervals of 15 minutes or less. In this
regard, on numerous occasions the City noted that bus routes may be combined to reach service
intervals of 15 minutes or less. In fact, for projects qualifying for incentives under the TOC
Guidelines that used the intersection of Pico Boulevard and Fairfax Ave. as the Major Transit Stop
qualifier, the City noted that the service intervals were combined for at least one project.
Specifically, in approving Case No. DIR-2020-1870-TOC-HCA, the Director’s Determination
letter stated:

The Project Site is located approximately 700 feet southwest of the intersection of
Fairfax Avenue and Pico Boulevard, whether the Metro 217, Metro Rapid 780,
Santa Monica Big Blue Bus 7, and Santa Monica Rapid 7 bus lines all meet.
Combined, these bus routes operate with average frequencies of service intervals

minutes or less. Accordingly, the only qualifying bus lines at issue in the Action are the
northbound and southbound bus lines.
> A copy of the August 2020 Memo is attached as Attachment 2 to this letter.
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of less than 15 minutes during peak times. As such, the project meets the eligibility
requirement for a TOC Housing Development to be located within 2,640 feet of a
Major Transit Stop and the eligibility requirement for a Tier 3 Project to be located
within 1,500 feet of the intersection of two rapid bus lines.... (Emphasis added.)®

C. The Ruling

In its Ruling, the Court was not persuaded by the City and Real Party’s argument.
Although the Court upheld the CEQA Exemption, and denied the other various arguments raised
by Petitioner, the Court ruled that the administrative record did not contain substantial evidence to
show that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit Stop that
would allow the Project to qualify for Tier 3 incentives (whether by using a single bus line or by
combining bus routes to reach the required 15 minute or less service interval). Rather, the Court
required some direct statements from City staff, the Director, or the CPC on how the City reached
the determination that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit
Stop. Although the administrative record included numerous statements on how the City
determined that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit Stop,
including the TOC Referral Form and statements from City staff that reference the qualifying bus
lines, the Court ultimately concluded that such evidence was not substantial enough to support the
City’s determination.

Specifically, the Court ruled as follows:

Neither the Director’s Determination (AR 2959, 2962) nor the Appeal
Recommendation Report (AR 20, 22) discusses how the intersection of Pico
Boulevard and Fairfax Avenue satisfies the 15-minute service interval requirement.
They merely state the conclusion that the intersection qualifies. Neither appears to
contemplate combining bus lines to make this determination. (Ibid.) The Transit-
Oriented Affordable Housing Referral Form (AA 619) is similarly vague, merely
naming bus lines and concluding the 15-minute service interval requirement has
been satistied. (AR 619.)

The Court’s inquiry “will be limited to a determination of whether or not the
findings are supported by substantial evidence in light of the whole record.”
(Strumsky v. San Diego County Employees Retirement Assn. (1974) 11 Cal.3d 28,
32.) Respondent must “set forth findings to bridge the analytical gap between the
raw evidence and ultimate decision or order.” (Sky Posters, Inc. v. Department of

® A copy of the Director’s Determination in Case No. DIR-2020-1870-TOC-HCA is attached as
Attachment 3 to this letter.
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Transportation (2022) 78 Cal.App.5th 644, 667-668 [“Reference, in section
1094.5, to th

e reviewing court’s duty to compare the evidence and ultimate decision to ‘the
findings’ ... leaves no room for the conclusion that the Legislature would have been
content to have a reviewing court speculate as to the administrative agency’s basis
for decision.”].)

The administrative record contains no finding that the intersection of Pico
Boulevard and Fairfax Avenue constitutes a Major Transit Stop because
Respondent combined bus lines to satisfy the 15-minute service interval
requirement. The Court will not infer that Respondent made such a finding or
speculate on whether it might have done so.

Respondent’s finding the Project qualifies for “Tier 3” categorization and
incentives, based on the conclusion that the Project is within 1,500 feet of a “Major
Transit Stop” including the intersection of “Two Rapid Buses,” is not supported by
substantial evidence. A writ of mandate setting aside the “Tier 3 incentives
awarded under the TOC Affordable Housing Incentive Program is warranted.

Since the Court did not find substantial evidence to support the City’s determination
that the Project was within 1,500 of a Major Transit Stop, the Court issued the Revised Writ of
Peremptory Mandamus (the “Writ”) that requires the City to set aside its determination that the
Project qualifies for Tier 3 incentives.

The Writ does not require the City to vacate the TOC Entitlement. In fact, although
the Judgment initially contemplated the City vacating its determination that the Project qualified
for Tier 3 incentives, the Court revised its Judgment through the April 21, 2023 Minute Order to
expressly remove the requirement for the City to vacate this determination. Instead, the Court
granted the City to opportunity to set aside its Tier 3 incentives, recognizing the City’s authority
to redecide the TOC Entitlement by clarifying its prior ruling and/or considering additional
evidence. See Writ, § 3 (“Nothing in this Writ shall limit or control in any way the discretion
legally vested in [the City].”).

Since the CPC has decided to consider new evidence to reconsider its decision on
the TOC Entitlement, Real Party provides such additional evidence through this letter and requests
that the CPC reaffirm that the Project qualifies for Tier 3 incentives on the basis of its proximity
to a Major Transit Stop that includes the intersection of two Rapid Buses.
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11. SUPPORTING EVIDENCE FOR CPC TO CONSIDER
A. Line 217 Schedule in Place as of March 17, 2020 Qualifies the Site for Tier 3

As noted above, pursuant to the August 2020 Memo, “City Planning will reference
the transit schedules in place as of March 17, 2020, the day before transit service changes began
to be made, in its review of environmental and entitlement applications until further notice.” Such
decision was made based on “the unprecedented impact the COVID-19 pandemic has had upon
public transit ridership and budgets,” which temporarily lengthened the intervals of bus service
within the City.

The TOC Referral Form noted service intervals of less than 15 minutes for the
northbound and southbound bus qualifiers; however Petitioner intentionally and knowingly
misrepresented the bus schedule in place for Line 217 when arguing that Line 217 did not have
service intervals of 15 minutes or less. Specifically, instead of identifying the pre-COVID
schedule as required by the City’s August 2020 Memo, Petitioner’s opposition to the Project relied
on the December 2020 schedule for Line 217.

To correct the record, Real Party submits the pre-COVID bus schedule for Line 217
to determine whether the intersection of Pico Boulevard and Fairfax Avenue constitutes a Major
Transit Stop. In this regard, Attachment 4 to this letter is the pre-Covid Line 217 bus schedule,
in place as of March 17, 2020, which shows northbound peak trips of 29 trips and southbound
peak trips of 33 trips. These are the same service interval numbers used by the City in the TOC
Referral Form, which qualified the Project for Tier 3 incentives under the TOC Guidelines.

In this regard, although Line 780 did not have the requisite service intervals of 15
minutes or less, the CPC only needs to conclude that two bus routes with service intervals of 15
minutes or less intersect Pico Boulevard and Fairfax Avenue for the intersection to constitute a
Major Transit Stop. Upon determining that the intersection of Pico Boulevard and Fairfax Avenue
qualifies as a Major Transit Stop, the CPC may conclude that the Project qualifies for Tier 3
incentives so long as two Rapid Buses intersect at this Major Transit Stop. In this regard, the TOC
Guidelines provide a chart establishing “Incentive Tier Areas,” which provides a column
describing what “Type of Major Transit Stop” is required for a Tier determination. For a Tier 3
project, this column only requires that “[t]wo Rapid Buses (intersection of two Rapid Bus lines)”
exist at a Major Transit Stop. The chart makes no mention of bus frequency intervals required for
the Rapid Buses.” In fact, City staff expressly noted that this process was why the Project qualified
for Tier 3 incentives. See Attachment 5 to this Letter (“The intersection of two qualifying regular

’ By contrast, when setting forth the criteria for Tier 2 projects, the column requires an “intersection
of 2 non Rapid Bus* lines, each w/ at least 15 min. average peak headways.” (Emphasis added.)
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buses (BBB 7 and 217) + 2 nonqualifying Rapid buses (BBB R7 and 780) will give a jump to a
Tier 3.”).

Here, since Line 217 qualifies the intersection of Pico Boulevard and Fairfax Ave.
as a Major Transit Stop, the intersection of Line 780 with Rapid 7 allows for the Project to qualify
for Tier 3 incentives. On this basis, the CPC should reapprove the TOC Entitlement.

B. The CPC Has the Discretion to Combine Bus Lines to Qualify an Intersection
as a Major Transit Stop

In addition to fining that the Project qualifies for Tier 3 incentives based on the
reasoning in Section II.A of this letter, the CPC also may conclude that the Project qualifies for
Tier 3 incentives by combining bus lines to reach the necessary peak-period service-intervals of
15 minutes or less. In this regard, nothing in the TOC guidelines prohibits combining or relying
on additional bus lines at the same intersection—or even different bus lines altogether—in order
to establish that a Major Transit Stop exists.® Indeed, the TOC Guidelines specifically say that a
Major Transit Stop includes the intersection of “two or more” bus routes. In using the bus
schedules provided by Petitioner (i.e., the post-Covid schedules), Line 780 and Line 217—which
followed the same route from the intersection of Venice and Fairfax to the intersection of
Hollywood and New Hampshire—together have shorter than 15-minute service internals on
Fairfax Ave. during peak periods. Indeed, City staff supported the methodology of combining bus
routes when City Planner Esther Ahn testified at the April 8, 2021 CPC meeting that the City’s
Major Transit Stop determination was supported by both Line 217 and Line 780 on Fairfax Ave..
Likewise, the City’s TOC Referral Form shows that it relied on both Line 780 and Line 217 for
calculating interval frequency on Fairfax Avenue.

To this effect, the TOC Guidelines specifically rely upon the methodology
promulgated by the Southern California Association of Governments (“SCAG”) in calculating bus
service frequency. SCAG methodology concludes that although overlapping bus routes may not
always be combined to reach the 15 minute or less service intervals, “there are certain corridors
where overlapping ‘line families’ or local/bus rapid transit (BRT) lines are intended to function as
one bus route. On these corridors, transit riders typically board the first bus available, whether it
be a local, express, or BRT line. For these line families or local/BRT corridors, SCAG uses the
combined routes to calculate the frequency.” The SCAG Guidance is attached as Attachment 6
to this letter.

8 In fact, the Court in its Ruling specifically noted that neither the Los Angeles Municipal Code
nor the TOC Guidelines prohibited combining bus lines to reach the 15-minute or less qualifying
service intervals.
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Here, there is substantial evidence for the City to conclude that Line 780 and Line
217 are line families since the lines follow the same route from the intersection of Venice and
Fairfax to the intersection of Hollywood and New Hampshire. On this basis, the CPC may
combine the bus lines to reach the service intervals of 15 minutes or less. Indeed, as noted above,
the City’s approval of Case No. DIR-2020-1870-TOC-HCA concluded that Line 780 and Line 217
are, in fact, line families.

C. Current Bus Schedules

Although the City may reapprove the Project’s Tier 3 incentives based on the
reasoning detailed in Sections II.A and II.B of this letter, which discusses the bus schedules in
place when the Project was initially approved, the CPC also may reapprove the Project based on
the bus schedules in place today.

The City Planning Department issued a memorandum dated March 25, 2021 (the
“March 2021 Memo”) that discusses the substantial changes to bus schedules in preparation for
the NextGen rollout.’ !° The March 2021 Memo notes that “[t]he NextGen system includes a new
bus classification system with different Tier levels,” that “Tier 1 is the highest quality bus NextGen
line and will replace current Rapid Bus lines as they are discontinued,” and that “Tier 1 routes are
planned to achieve service interval levels of at least ten minutes throughout the weekday daytime.”

Accordingly, some lines, which initially were categorized as local lines for
purposes of the TOC Guidelines, have substantially increased their service interval frequency and,
on that basis, are categorized as Rapid Buses for purposes of calculations under the TOC
Guidelines. The March 2021 Memo provides its analysis follows:

Rapid Bus is not a defined term in the Los Angeles Municipal Code (LAMC), nor
is there any one agreed-upon set of criteria that must exist to be called a Rapid Bus
line. The TOC Guidelines define Rapid Bus in a broad, flexible way to encompass
a number of different types of higher quality bus services provided by different
operators, as follows:

Rapid Bus is a higher quality bus service that may include several key
attributes, including dedicated bus lanes, branded vehicles and stations,
high frequency, limited stops at major intersections, intelligent
transportation systems, and possible off-board fare collection and/or all

? According to the March 2021 Memo, “NextGen is described by Metro as ‘a reimagined bus
system that focuses on providing fast, frequent, reliable and accessible service to meet the needs
of today’s riders.””

10 A copy of the March 2021 Memo is attached as Attachment 7 to this letter.
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door boarding. It includes, but is not limited to, Metro Bus Rapid Transit
lines, Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue
Rapid lines and the Rapid 6 Culver City bus.

The Tier 1 NextGen is the highest level of bus service that Metro now offers (not
to be confused with TOC Tier 1). While Metro is discontinuing most but not all
Rapid Bus lines, Tier 1 lines will replace Rapid Lines and include most of the
attributes in the above definition. Most importantly, Tier 1 lines are defined by
their high level of service frequency. The number of stops for NextGen Tier 1 lines
will be less than for existing local bus lines, but not as few as the current Rapid
lines. Metro also advises that Tier 1 corridors would be the priorities for all-door
boarding roll out and maintaining or adding transit signal priority plus dedicated
bus lanes and other speed improvements for some Tier 1 corridors is being
developed in partnership with the City. (Emphasis added.)

On this basis, the City confirmed that Rapid Line 780, which was discontinued, was
replaced with Line 217 for purposes of qualifying and intersection for Tier incentives under the
TOC Guidelines.

Attachment 8 to this letter is the current bus schedule for Line 217. As noted in
this schedule, the northbound bus trips during peak periods are 51 and the southbound bus trips
during peak periods are 55. Such figures shows that Line 217 has service intervals of under 15
minutes (i.e. 420/51=8.24 min. service intervals for northbound and 420/55=7.64 min. service
interval for southbound). These new service intervals are almost double the peak-period service
in place prior to March 17, 2020.

Accordingly, Since Line 217 constitutes a Rapid Bus for purposes of the TOC
Guidelines, and since Line 217 has service intervals of less than 15 minutes during peak period,
the intersection of Pico Boulevard and Fairfax Avenue currently constitutes a Major Transit Stop.!!

' We note that the City still uses the pre-Covid bus schedules for the Santa Monica Big Blue Bus
7 and Santa Monica Big Blue Bus Rapid 7. In this regard, the March 2021 Memo states: “For
lines not affected by these NextGen Rapid bus changes, the TOC program will continue to use a
pre-COVID-19 bus schedule to determine program eligibility as described in the August 2020
memorandum.” Here, as noted by the Court in its ruling, Petitioner never challenged the City’s
determination that these bus lines qualified the intersection of Pico Boulevard and Fairfax Avenue
for Tier 3 incentives, and on that basis these lines are not at issue in determining whether this
intersection constitutes a Major Transit Stop. Nevertheless, the bus schedules in place as of
March 17, 2020 for the Santa Monica Big Blue Bus 7 and Santa Monica Big Blue Bus Rapid 7 are
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III. CONCLUSION

As noted above, on the date the City approved the TOC Entitlement, the Project
qualified for Tier 3 incentives because the intersection of Pico Boulevard and Fairfax Avenue was
a Major Transit Stop due to Line 217 and Santa Monica Big Blue Bus 7 intersecting and because
two Rapid lines, the Rapid 780 and Santa Monica Big Blue Bus Rapid 7, also intersected at this
Major Transit Stop. On this basis alone, the City may reapprove the TOC Entitlement.
Additionally, although the City only need clarify that the Project qualified for Tier 3 incentives on
the date that the City approved the TOC Entitlement (thus relying on the bus schedules in place as
of March 17, 2020), the City also is able to conclude that the Project qualifies for Tier 3 incentives
based on the current bus schedules.

For these reasons, Real Party respectfully requests that the City consider the
additional evidence contained in this letter and reapprove the TOC Entitlement

Regards,

ERNEST J. GUADIANA
Elkins Kalt Weintraub Reuben Gartside LLP

cc: Esther Ahn (via esther.ahn@lacity.org)
Donna Wong, Esq. (via donna.wong@lacity.org)

attached as Attachments 9 and 10 to this letter, which continues to show that the intersection of
Pico Boulevard and Fairfax Avenue qualifies as a Major Transit Stop.

5170468



ATTACHMENT 1

ATTACHMENT 1



N

| DIR-2020-2067
ADM-2020-124 —-TOC ..

This form is to serve as a referral to the Department of City Planning Development Services Center for Affordable Housing
case filing purposes (in addition to the required Department of City Planning Application and any other necessary
documentation) and as a referral to HCIDLA, CRA, Building and Safety, or other City agency for project status and
entitlement need purposes. This form shall be completed by the applicant and reviewed and signed by Department of City
Planning staff prior to filing an application for a case or building permit. Any modifications to the content(s) of this form after
its authorization by the Department of City Planning staff is prohibited. The Department of City Planning reserves the right
to require an updated form for the project if more than 180 days have transpired since the approval date, or as necessary,
to reflect project modifications, policy changes and/or amendments to the LAMC, local laws, and State laws.
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1. PROJECT LOCATION/ ZONING
Project Address: 1447 Hi Point St. Los Angeles, Ca 90035

Applicant Name and Phone/Email: Tov Equities LLC; 213-228-4444; jacobrabbanian@gamail.com
Assessor Parcel Number(s). 5068012033

Community Plan: Wilshire : Number of Lots:_1 Lot Size: 8,838.5 s.f.
Existing Zone: [QIR3-1-0O Land Use Designation: Medium Residential
O Specific Plan O HPOZ O DRB O3 Enterprise Zone O CRA g CPIO

@ Q-condition/ D-limitation/ T-classification (please specify): ORD 168-193
| 1 Other pertinent zoning information (please specify):
& Location of Major Transit Stop (please specify the intersection or metro stop): Pico and Fairfax

H. Project Eligibility — To be completed by DCP Housing Services Unit Staff L |

2. TRANSPORTATION QUALIFIERS , + e ?
Qualifier #1 (rail name & stop, ferry terminal or bus #): 4 # ) . 2 ’
Service Interval # 1 ﬁ < {Smih mzo min / # of tnps]’
Service Interval # 2: Eigmih [420 min / # of trips]

Service Interval # 1; min / # of trips]
Service Interval # 2: s fobe B {420 min / # of trips]

TOC Tier*: Citier 1 O Tier 2 m‘% 3 1 Tier 4 Planning Staff Initials: d, K

Qualifier #2 (rail name & stop, ferry terminal or bus #&WM '?&
My o

' Per AB 744, A Major Transit Stop means a site containing an existing rail transit station, a ferry terminal served by either a bus or rail transit service, or
the intersection of two or more major bus routes with a frequency of service interval of 18 minutes or less during the moming and afternoon peak
commute periods. it also includes maijor transit stops that are included in the applicable regional transportation plan.

2 This figure (420 minutes) is based on the total number of minutes during the peak hours of 6 am to 9 am as well as 3 pm to 7 pm.

2 If project is 100% affordable, it Is eligible for the designated Tier to be increased by one.
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DEPARTMENT OF CITY PLANNING
Executive Office

_..City Hall, 200 N. Spring Street, Room 525, Los Angeles, CA 90012

S s D ey e S

DATE: August 19, 2020

TO: Interested Parties
Department of City Planning Staff

FROM:  Vincent P. Bertoni, AICP /B

Director of Planning
Department of City Planning

SUBJECT: TRANSIT SERVICE DURING THE COVID-19 PANDEMIC

Certain definitions used by Los Angeles City Planning originate in state law. This includes terms
that describe areas that are proximate to certain transit including Major Transit Stops (MTS),
Transit Priority Areas (TPAs), High-Quality Transit Corridor and High-Quality Transit Corridor
Area (HQTAs). The definitions of all these terms reference bus routes with a frequency of
service interval of 15 minutes or less during the morning and afternoon peak commute periods.

Given the unprecedented impact the COVID-19 pandemic has had upon public transit ridership
and budgets, transit agencies such as Metro have been making temporary adjustments to bus
service schedules since its onset in March 2020. Metro has published two service updates since
this time and anticipates a series of additional future updates designed to align with the stages
of the California COVID-19 reopening plan. Similarly, the Santa Monica Big Blue Bus and Culver
CityBus, which run through the City of Los Angeles, have adopted temporarily reduced service
due to the pandemic.

The terms identified above are used to make long-range planning decisions and in the
development review process. This is supported by state definitions that identify a TPA as
including both already existing transit stops, as well as transit stops shown in plans to be
completed by the plan horizon year. (See, e.g. Gov't Code 65915(d)(2)(D); PRC 21099(a)(7)
and 21155(b).) Because current transit schedules are temporary in nature and not expected to
remain in place once the public health emergency subsides, service intervals established after
the onset of the COVID-19 emergency declaration will not be used by City Planning to make
determinations regarding MTSs, TPAs, HQTCs and HQTAs. Therefore, City Planning will
reference the transit schedules in place as of March 17, 2020, the day before transit service
changes began to be made, in its review of environmental and entitlement applications until
further notice.

City Planning will consult with transit agencies as well as the Southern California Association of
Governments to determine when transit schedules are no longer considered temporary related
to the public health crisis.
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Community Plan Area:
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Legal Description:
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3909

January 29, 2021

DETERMINATION - Transit Oriented Communities Affordable Housing Incentive Program

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

1. Determine based on the whole of the administrative record, that the Project is
exempt from the California Environmental Quality Act (CEQA) pursuant to
CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no
substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2 applies;

2. Approve with Conditions a 70 percent increase in density, consistent with
the provisions of the Transit Oriented Communities (TOC) Affordable Housing
Incentive Program along with the following two (2) incentives for a qualifying
Tier 3 project totaling 58 dwelling units, reserving six units for Extremely Low
Income (ELI) Household occupancy for a period of 55 years:



a. Height. A maximum increase of 22 feet in building height; and

b. Yards/Setbacks. A maximum reduction of 30 percent in the north and
south side yard setbacks.

3. Adopt the attached Findings.

CONDITIONS OF APPROVAL

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

1.

Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to
the subject case file. 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 Planning.
Each change shall be identified and justified in writing.

On-site Restricted Affordable Units. Six units, or equal to a minimum of ten percent of the
total number of dwelling units, shall be designated for Extremely Low Income Households, as
defined by the Los Angeles Housing and Community Investment Department (HCIDLA) and
California Government Code Section 65915(c)(2).

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

Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of HCIDLA to make ten percent of the total number of dwelling
units available to Extremely Low Income Households, for sale or rental as determined to be
affordable to such households by HCIDLA for a period of 55 years. In the event the applicant
reduces the proposed density of the project, the number of required set-aside affordable units
may be adjusted, consistent with LAMC Section 12.22-A,31, to the satisfaction of HCIDLA,
and in consideration of the project’s SB 330 Determination. Enforcement of the terms of said
covenant shall be the responsibility of HCIDLA. The applicant will present a copy of the
recorded covenant to the Department of City Planning for inclusion in this file. The project
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
HCIDLA. Refer to the Density Bonus Legislation Background section of this determination.

Base Incentives.

a. Residential Density. The project may be limited to a maximum density of 58 residential
dwelling units (equal to a maximum density increase of 70 percent), including On-site
Restricted Affordable Units.

b. Floor Area Ratio (FAR). The project may be permitted an increase in FAR from 3.0:1 to
3.5:1 as proposed.

c. Parking.
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6.

i. Automotive Parking. Automobile parking shall be provided consistent with LAMC
Section 12.22-A,31. The proposed development, a Tier 3 project, shall not be required
to exceed 0.5 automobile parking spaces per unit. A greater number may be provided
at the applicant’s discretion.

i. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section
12.21-A,16. In the event that the number of On-Site Restricted Affordable Units should
increase or the composition of such units should change, then no modification of this
determination shall be necessary and the number of bicycle parking spaces shall be
re-calculated consistent with LAMC Section 12.21-A,16.

ii.  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 HCIDLA.

Additional Incentives.

a. Height. The project may be permitted a maximum increase of 22 feet in building height,
with limited additional height permitted for roof structures, stairwells, elevator shafts, etc.
as permitted by the LAMC. For any increase in height over 11 feet, the building shall be
stepped back at least 15 feet from the exterior face of the ground floor of the building along
any street frontage.

b. Yards/Setbacks. The project may be permitted a maximum reduction of 30 percent in the
north and south side yard setbacks.

Design Conformance Conditions

7.

10.

Streetscape. Along the project’s street frontage along Hi Point Street, the ground level fagade
shall utilize glazing, windows, and doors such that there is no less than a total of 80 feet in
horizontal width of transparent surfaces. Along the project’'s street frontage along Saturn
Street, the ground level fagade shall utilize the same such that there is no less than a total of
20 feet in horizontal width of transparent surfaces. Non-transparent doors (e.g. without glazing
or windows, such as the vehicle parking driveway openings) shall not count towards this
requirement.

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

Parking. With the exception of vehicle and pedestrian entrances and fresh air intake grilles,
any ground-level vehicle parking shall be completely enclosed along all sides of the building.

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 on all exposed
sides (those not adjacent to a building wall).
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11.

Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light
source does not illuminate adjacent residential properties or the public right-of-way, nor the
above night skies.

Qualified “Q” Conditions Pursuant to Ordinance No. 168,193

12

13.

. The proposed project plans shall be in substantial conformance with plans stamped “Exhibit

A”. Any deviations to “Exhibit A” shall be in conformance with all Conditions of this Ordinance,
except as granted otherwise through this determination. Prior to issuance of a building permit,
the owner shall record and execute a Covenant and Agreement to the satisfaction of the
Department of City Planning to comply with the [Q] Conditions per adopted Ordinance No.
168,193.

Landscaping. At least 50 percent of the total outdoor common open space area shall be
planted with groundcover or plants. The proposed project shall maintain features such as
seating areas, BBQ/grill areas, and other similar outdoor amenities, to the satisfaction of the
Department of City Planning.

Administrative Conditions

14.

15.

16.

17.

18.

19.

Rent Stabilization Ordinance. Prior to the issuance of a Certificate of Occupancy, the owner
shall obtain approval from HCIDLA regarding replacement of affordable units, provision
of RSO Units, and qualification for the Exemption from the Rent Stabilization Ordinance with
Replacement Affordable Units in compliance with Ordinance No. 184,873. In order for all the
new units to be exempt from the Rent Stabilization Ordinance, the applicant will need to either
replace all withdrawn RSO units with affordable units on a one-for-one basis or provide at
least 20 percent of the total number of newly constructed rental units as affordable, whichever
results in the greater number. The executed and recorded covenant and agreement submitted
and approved by HCIDLA shall be provided.

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

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

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

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

Department of Building & Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the LAMC,
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20.

21.

22.

23.

24.

Chapter IX (Building Code). Any corrections and/or modifications to plans made subsequent
to this determination by a Department of Building & Safety Plan Check Engineer that affect
any part of the exterior design or appearance of the project as approved by the Director, and
which are deemed necessary by the Department of Building & Safety for Building Code
compliance, shall require a referral of the revised plans back to the Department of City
Planning for additional review and sign-off prior to the issuance of any permit in connection
with those plans.

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

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

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

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

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

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

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

(iii) Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of
the City tendering defense to the Applicant and requesting a deposit. The initial deposit
shall be in an amount set by the City Attorney’s Office, in its sole discretion, based on the
nature and scope of action, but in no event shall the initial deposit be less than $50,000.
The City’s failure to notice or collect the deposit does not relieve the Applicant from
responsibility to reimburse the City pursuant to the requirement in paragraph (ii).
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(iv) Submit supplemental deposits upon notice by the City. Supplemental deposits may be
required in an increased amount from the initial deposit if found necessary by the City to
protect the City’s interests. The City’s failure to notice or collect the deposit does not
relieve the Applicant from responsibility to reimburse the City pursuant to the requirement
in paragraph (ii).

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

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

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

For purposes of this condition, the following definitions apply:

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

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

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

PROJECT BACKGROUND

The project site consists of four existing contiguous lots encompassing a total of approximately
26,544 square feet of lot area. The subject property is rectangular-shaped and is located at the
southeastern corner of Hi Point Street and Saturn Street, with street frontages of approximately
150 feet along the eastern side of Hi Point Street and approximately 170 feet along the southern
side of Saturn Street. The subject property is located within the Wilshire Community Plan and is
zoned [Q]R3-1-0O with a corresponding land use designation of Medium Residential. The Qualified
“Q” Condition on the subject property, established under Ordinance No. 168,193, became
effective on October 2, 1992 and prescribes building design, landscaping, open space, parking,
and other development standards. The property is also located within a Transit Priority Area in
the City of Los Angeles. The property is not within the boundaries of any other specific plan or
interim control ordinance.
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The subject property is located within a Tier 3 TOC Affordable Housing Incentive Area, qualified
by its proximity to the intersection of a Major Transit Stop. The project site is located approximately
700 feet southwest of the intersection of Fairfax Avenue and Pico Boulevard, where the Metro
217, Metro Rapid 780, Santa Monica Big Blue Bus 7, and Santa Monica Rapid 7 bus lines all
meet. Combined, these bus routes operate with average frequencies of service intervals of less
than 15 minutes during peak times. As such, the project meets the eligibility requirement for a
TOC Housing Development to be located within 2,640 feet of a Major Transit Stop and the
eligibility requirement for a Tier 3 Project to be located within 1,500 feet of the intersection of two
rapid bus lines, each with average frequencies of service intervals of less than 15 minutes during
peak times.

The subject property was formerly developed with residential structures and various accessory
structures, all of which have were demolished within the last 10 years; the project site is now
entirely vacant. The proposed project involves the construction of a new five-story (with a loft level
at the top), 57 foot-high apartment building with 58 units. The proposed building will encompass
approximately 70,734 square feet in total building area, resulting in a Floor Area Ratio (FAR) of
approximately 3.46:1. Of the 58 units proposed, one will be a studio, one will be a studio plus loft,
four will be one-bedroom units, five will be one-bedroom plus loft units, 13 will be two-bedroom
units, six will be two-bedroom plus loft units, and 28 will be three-bedroom units. The project
proposes to provide 105 automobile parking spaces in two subterranean levels. The project will
also provide 67 long-term bicycle parking spaces and six short-term bicycle parking spaces. 8,818
square feet of open space will be provided according to the provisions of the LAMC, divided
between private balconies, common recreation rooms, and various outdoor spaces throughout
the building and in the rear yard; although not counted for zoning purposes, the project will in
practice provide a greater amount of useable open space in the interior recreation rooms,
additional private balconies, and on the rooftop. The proposed project will maintain a 15-foot front
yard setback along Hi Point Street, consistent with the requirements of the underlying zone and
the building line on the subject property. The project will also maintain six-foot four-inch setbacks
on both side yards (the north and south setbacks), as well as a 15-foot rear yard, in accordance
with the requirements of the R3 Zone.

The project meets all eligibility requirements for the TOC Affordable Housing Incentive Program.
As an eligible Housing Development and pursuant to the TOC Guidelines, the project is eligible
for Base Incentives and up to three Additional Incentives. As base incentives, the project is eligible
to (1) increase the maximum allowable number of dwelling units permitted by 70 percent; (2)
increase the maximum allowable FAR by 50 percent; and (3) provide automobile parking at a ratio
of 0.5 spaces per unit. The project is seeking a 70 percent density increase and an increase in
FAR to approximately 3.5:1 and will provide at least the minimum number of parking spaces
required. The project is also requesting two Additional Incentives: 1) a maximum 22-foot increase
in building height; and 2) a maximum 30 percent reduction in both the north and south side yard
setbacks. The project meets the TOC Guideline requirements of providing at least 11 percent of
the base units for Extremely Low Income Households in exchange for being eligible for a
maximum of three Additional Incentives. The project is setting aside six units for Extremely Low
Income Households, which equates to approximately 17 percent of the 34 base units permitted
through the underlying zoning of the site.

HOUSING REPLACEMENT

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

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

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

In addition to the requirements of California State Density Bonus Law, on October 9, 2019, the
Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 330 creates new state laws
regarding the production, preservation and planning for housing, and establishes a statewide
housing emergency until January 1, 2025. During the duration of the statewide housing
emergency, SB 330, among other things, creates new housing replacement requirements for
Housing Development Projects by prohibiting the approval of any proposed housing development
project on a site that will require the demolition of existing residential dwelling units or occupied
or vacant “Protected Units” unless the proposed housing development project replaces those
units.

The subject property was formerly developed with residential structures but all improvements
have been demolished and the project site is currently entirely vacant. The Department of Housing
and Community Investment (HCIDLA) has determined, per the Housing Crisis Act of 2019 (SB
330) Replacement Unit Determination, dated May 19, 2020, that five of the six formerly existing
units are subject to replacement with equivalent type pursuant to the requirements of SB 330 (see
HCIDLA'’s Determination for more information). The proposed project will be required to comply
with HCIDLA’s Determination and any further requirements of HCIDLA.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
ELIGIBILITY REQUIREMENTS AND APPLICATION AND APPROVALS

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

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide
On-Site Restricted Affordable Units at a rate of at least the minimum percentages
described below. The minimum number of On-Site Restricted Affordable Units shall be
calculated based upon the total number of units in the final project.
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a. Tier 1- 8% of the total number of dwelling units shall be affordable to Extremely Low
Income (ELI) income households, 11% of the total number of dwelling units shall be
affordable to Very Low (VL) income households, or 20% of the total number of dwelling
units shall be affordable to Lower Income households.

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

The project site is located within a Tier 3 TOC Affordable Housing Incentive Area. As part
of the proposed development, the project is required to reserve a minimum of ten percent
of the total number of on-site dwelling units for Extremely Low Income Households. The
project will reserve a total of six on-site dwelling units for Extremely Low Income
Households, which equates to approximately 10 percent of the 58 total dwelling units
proposed as part of the Housing Development, and thus meets the eligibility requirement
for On-Site Restricted Affordable Units.

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

As defined in the TOC Guidelines, a Major Transit Stop means a site with an existing rail
transit station or the intersection of two or more major bus routes with a frequency of
service interval of 15 minutes or less during the morning and afternoon peak commute
periods. The project site is located approximately 700 feet southwest of the intersection of
Fairfax Avenue and Pico Boulevard, where the Metro 217, Metro Rapid 780, Santa Monica
Big Blue Bus 7, and Santa Monica Rapid 7 bus lines all meet. Combined, these bus routes
operate with average frequencies of service intervals of less than 15 minutes during peak
times. As such, the project meets the eligibility requirement for a TOC Housing
Development to be located within 2,640 feet of a Major Transit Stop and the eligibility
requirement for a Tier 3 Project to be located within 1,500 feet of the intersection of two
rapid bus lines, each with average frequencies of service intervals of less than 15 minutes
during peak times. Therefore, the project meets the requirement for proximity to a Major
Transit Stop.

3. Housing Replacement. A Housing Development must meet any applicable housing
replacement requirements of California Government Code Section 65915(c)(3), as verified
by HCIDLA prior to the issuance of any building permit. Replacement housing units
required per this section may also count towards other On-Site Restricted Affordable Units
requirements.

Pursuant to the Determination made by HCIDLA dated May 19, 2020 and attached to the
subject case file, five units are subject to replacement with equivalent type under the
requirements of SB 330 for the subject project. The proposed project will provide six
affordable units (all set aside for Extremely Low Income households) and will comply with
all conditions requiring compliance with the City’s Rent Stabilization Ordinance. As such,
the project meets the eligibility requirement for providing replacement housing consistent
with California Government Code Section 65915(c)(3).
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4. Other Density or Development Bonus Provisions. A Housing Development shall not
seek and receive a density or development bonus under the provisions of California
Government Code Section 65915 (state Density Bonus law) or any other State or local
program that provides development bonuses. This includes any development bonus or
other incentive granting additional residential units or floor area provided through a
General Plan Amendment, Zone Change, Height District Change, or any affordable
housing development bonus in a Transit Neighborhood Plan, Community Plan
Implementation Overlay (CPIO), Specific Plan, or overlay district.

The project is not seeking any additional density or development bonuses under the
provisions of the State Density Bonus Law or any other State or local program that
provides development bonuses, including, but not limited to a General Plan Amendment,
Zone Change, Height District Change, or any affordable housing development bonus in a
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or
overlay district. As such, the project meets this eligibility requirement.

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

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

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

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

As an eligible housing development, the project is eligible to receive the Base Incentives
listed in the TOC Guidelines. The project is also seeking two Additional Incentives: 1) a
maximum increase of 22 feet in building height; and 2) a maximum reduction of 30 percent
in the north and south side yard setbacks. The project may be granted three Additional
Incentives for reserving at least 11 percent of the base units for Extremely Low Income
Households. The project is setting aside six units for Extremely Low Income Households,
which equates to approximately 17 percent of the 34 base units permitted through the
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underlying zoning of the site. As such, the project meets the eligibility requirements for
both on-site restricted affordable units and Base and Additional Incentives.

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

The project is not seeking any Additional Incentives beyond the two requested. Pursuant
to the TOC Guidelines, a maximum of three Additional Incentives may be permitted in
exchange for reserving at least 11 percent of the base units for Extremely Low Income
Households. The project is setting aside six units for Extremely Low Income Households,
which equates to approximately 17 percent of the 34 base units permitted through the
underlying zoning of the site. As such, the project need not adhere to the labor standards
required in LAMC Section 11.5.11, and this eligibility requirement does not apply.

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

The subject property consists of four existing contiguous lots, all of which are located
within a Tier 3 TOC Affordable Housing Incentive Area. As such, this eligibility requirement
does not apply.

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier,
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted
Affordable Housing units required for any lower Tier and be limited to the Incentives
available for the lower Tier.

The applicant has not selected a Lower Tier and is not providing the percentage of On-
Site Restricted Affordable Housing units required for any lower Tier. As such, this eligibility
requirement does not apply.

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

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

apply.

10. Design Conformance. Projects seeking to obtain Additional Incentives shall be subject
to any applicable design guidelines, including any Community Plan design guidelines,
Specific Plan design guidelines, and/or Citywide Design Guidelines and may be subject
to conditions to meet design performance. The conditions shall not preclude the ability to
construct the building with the residential density permitted by Section VI of the TOC
Guidelines.

The project seeks two (2) Additional Incentives. The proposed development conforms to
the Citywide Design Guidelines and has been conditioned to ensure a well-designed
development and compliance with the Design Guidelines. The project has been designed
to incorporate visually interesting variations in building architecture and massing and has
been conditioned to provide a more pedestrian-friendly and higher-quality streetscape
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through the use of glazing and windows along the main building facades. Additionally, the
project has been conditioned to provide landscaping and buffers around all utilities such
as transformers and to completely enclose any visible automobile parking to minimize
impacts on surrounding properties. These design features do not preclude the provision
of the permitted density of residential units. Thus, the project conforms to the applicable
design guidelines and conditions have been imposed accordingly.

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

Pursuant to Section 12.22-A,31(e) of the LAMC, the Director shall review a Transit Oriented
Communities Affordable Housing Incentive Program project application in accordance with the
procedures outlined in LAMC Section 12.22-A,25(9).

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

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

The record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. The California Health & Safety Code Sections 50052.5
and 50053 define formulas for calculating affordable housing costs for very low, low, and
moderate income households. Section 50052.5 addresses owner-occupied housing and
Section 50053 addresses rental households. Affordable housing costs are a calculation
of residential rent or ownership pricing not to exceed 25 percent gross income based on
area median income thresholds dependent on affordability levels.

The list of Additional Incentives in the Transit Oriented Communities Guidelines were
pre-evaluated at the time the Transit Oriented Communities Affordable Housing
Incentive Program Ordinance was adopted to include types of relief that minimize
restrictions on the size of the project. As such, the Director will always arrive at the
conclusion that the Additional Incentives are required to provide for affordable housing
costs because the incentives by their nature increase the scale of the project.

Height. The requested incentive for an increase in building height is expressed in the
Menu of Incentives in the TOC Guidelines which permit exceptions to zoning
requirements that result in building design or construction efficiencies that facilitate the
creation of affordable housing. Specifically, a Tier 3 project is permitted a maximum
increase of two stories and 22 feet in height. Although the underlying zone does not limit
the number of stories for entirely residential projects, the project is limited by building
height. Utilization of this incentive enables an increase in building height which physically
enables the creation of an additional level, and thus facilitates the creation of additional
residential units. The incentive supports the applicant’s decision to reserve four units for
Extremely Low Income Households and facilitates the creation of affordable housing
units.

Yards/Setbacks. The requested incentive for a reduction in both the north and south
side yard setbacks is expressed in the Menu of Incentives in the TOC Guidelines which
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permit exceptions to zoning requirements that result in building design or construction
efficiencies that facilitate the creation of affordable housing. In this case, the applicant
has requested to reduce the side yard setback requirements of the underlying R3 Zone.
The requested incentive allows the developer to expand the building footprint and allow
for the construction of more units, including affordable units, while remaining in
compliance with all other applicable zoning regulations. The incentive further supports
the applicant’s decision to reserve four units for Extremely Low Income Households and
facilitates the creation of affordable housing units.

Therefore, both Additional Incentives are necessary to provide for affordable housing
costs.

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

There is no evidence that the proposed incentives will have a specific adverse impact
upon public health and safety or the physical environment, or any real property that is
listed in the California Register of Historical Resources. A "specific adverse impact” is
defined as "a significant, quantifiable, direct and unavoidable impact, based on objective,
identified written public health or safety standards, policies, or conditions as they existed
on the date the application was deemed complete" (LAMC Section 12.22 A.25(b)). The
project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments, and
there are no designated historic resources in the immediate vicinity of the project site.
Accordingly, the project will not have a significant impact on any on-site resource or any
resource in the surrounding area. According to ZIMAS, the project is in a Methane Zone
and an Oil development zone; as a result, the project will be required to comply with all
applicable regulations for development in such zones which will prevent any adverse
impacts. The property is not located on a substandard street in a Hillside area, a Very
High Fire Hazard Severity Zone, or any other special hazard area. The project is required
to comply with all other pertinent regulations including those governing construction,
use, and maintenance, and will not create any significant direct impacts on public health
and safety. Therefore, there is no substantial evidence that the proposed project, and
thus the requested incentive, will have a specific adverse impact on the physical
environment, on public health and safety or the physical environment, or on any
Historical Resource.

ADDITIONAL MANDATORY FINDINGS

2.

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

It has been determined based on the whole of the administrative record that the project is
exempt from CEQA pursuant to State CEQA Guidelines, Section 15332 (Class 32), and
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there is no substantial evidence demonstrating that an exception to a categorical
exemption pursuant to CEQA Guidelines, Section 15300.2, applies.

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 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 dated January 7, 2020 and
attached to the subject case file provides the full analysis and justification for project
conformance with the definition of a Class 32 Categorical Exemption.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
BACKGROUND

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of
the Measure instructed the Department of City Planning to create the Transit Oriented
Communities (TOC) Affordable Housing Incentive Program, a transit-based affordable housing
incentive program. The measure required that the Department adopt a set of TOC Guidelines,
which establish incentives for residential or mixed-use projects located within 1/2 mile of a major
transit stop. Major transit stops are defined under existing State law.

The TOC Guidelines, adopted September 22, 2017, establish a tier-based system with varying
development bonuses and incentives based on a project’s distance from different types of transit;
a project in closer proximity to significant rail stops or the intersection of major bus rapid transit
lines is rated a higher tier. The largest bonuses are reserved for those projects in the highest tiers.
Required percentages of affordable housing are also increased incrementally in each higher tier.
The incentives provided in the TOC Guidelines describe the range of bonuses from particular
zoning standards that applicants may select.

TIME LIMIT — OBSERVANCE OF CONDITIONS

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

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

Verification of condition compliance with building plans and/or building permit applications are
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles or the Marvin Braude Constituent Service Center in the Valley.
In order to assure that you receive service with a minimum amount of waiting, applicants are
encouraged to schedule an appointment with the Development Services Center either by calling
(213) 482-7077, (818) 374-5050, or through the Department of City Planning website at
http://cityplanning.lacity.org. The applicant is further advised to notify any consultant representing
you of this requirement as well.
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Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shall be
guilty of a misdemeanor unless that violation or failure is declared in that section to be an
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal
Code and the provisions of this section. Any violation of this Code that is designated as a
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

TRANSFERABILITY

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

APPEAL PERIOD - EFFECTIVE DATE

The Determination in this matter will become effective after January 29, 2021 unless an
appeal there from is filed with the City Planning Department. It is strongly advised that appeals
be filed early during the appeal period and in person so that imperfections/incompleteness may
be corrected before the appeal period expires. Any appeal must be filed on the prescribed forms,
accompanied by the required fee, a copy of this Determination, and received and receipted at a
public office of the Department of City Planning on or before the above date or the appeal will not
be accepted. Forms are available on-line at www.cityplanning.lacity.org.

Planning Department public offices are located at:

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

Pursuant to LAMC Section 12.22-A.25(g)(2)(i)(f), only an applicant, abutting property
owners, and abutting tenants can appeal this Determination. Per the Density Bonus Provision
of State Law (Government Code Section §65915) the Density Bonus increase in units above the
base density zone limits, increase in FAR, and the appurtenant parking reductions are not a
discretionary action and therefore cannot be appealed. Only the requested incentives are
appealable. Per Sections 12.22-A,25 and 12.22-A,31 of the LAMC, appeals of Transit Oriented
Communities Affordable Housing Incentive Program cases are heard by the City Planning
Commission.

The time in which a party may seek judicial review of this determination is governed by California

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

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

VINCENT P. BERTONI, AICP
Director of Planning

Approved by: Revi-—-—~-""*%~
Heather Bleemers Keviii wurusn
Senior City Planner City Planner

Prepared by:

More Song é

Planning Assistant

Attachments:
Exhibit A: Architectural Plans
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Effective Jun 23 2019
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La Brea Tar Pits

Petersen Automotive Museum
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Promenade at Howard Hughes Center

If you're riding with a bike or other bulky items...

Please look for the yellow decal designating
the open area where you can place them.
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1/19/22, 8:20 AM

Connect
Create
Collaborate

1447 Hi Point St.

5 messages

Aida Karapetian <aida.karapetian@lacity.org>
To: Lesi Mai <lesi.mai@]acity.org>

Hello Lesi,

City of Los Angeles Mail - 1447 Hi Point St.

Aida Karapetian <aida.karapetian@lacity.org>

Wed, Feb 5, 2020 at 1:34 PM

| am looking at 1447 Hi Point St., per the GIS map, the project site is within Tier 2, but | think the site qualifies for Tier 3.

The intersection of two qualifying regular buses (BBB
give a jump to a Tier 3. Please advise.

Best Regards,
Aida

L

I~ A Aida Karapetian

Planning Assistant

Los Angeles City Planning
201 N. Figueroa St., Room 525
Los Angeles, CA 90012
Planning4LA.org

T: (213) 202-5450

E: aida.karapetian@lacity.org

.

1

L.

L

Ly

1~

E,

I

L,

| %
L. L

Lesi Mai <lesi.mai@lacity.org>
To: Aida Karapetian <aida.karapetian@lacity.org>
Hi Aida,

Yes, that project site qualifies for a Tier 3.

7 and 217) + 2 nonqualifying Rapid buses (BBB R7 and 780) will

Wed, Feb 5, 2020 at 1:41 PM

| was unclear on the rapid related boost earlier. I'll update those intersections that have two nonqualifying rapid buses with

the correct tiers on the 2020 update.
Sorry for the confusion.

Lesi
[Quoted text hidden]

.

4 Lesi Mai

GIS Specialist
Los Angeles City Planning

200 N. Spring St., Room 825

Los Angeles, CA 90012
Planning4LA.org

T: (213) 978-1246 | F: (213) 978-1403

b

- A

E.

L

b,

| =% | =% | =%
| || (L 1~

https://mail.google.com/mail/u/0/?ik=7ac2ebb5af&view=pt&search=all&permthid=thread-a%3Ar7464540653140535127&simpl=msg-a%3Ar746619313...

Email - 0029

12

Hi Point v. City of LA
001274
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DEPARTMENT OF CITY PLANNING
Executive Office

City Hall, 200 N. Spring Street, Room 525, Los Angeles, CA 90012

R TR SR L L AT T

DATE: March 25, 2021
TO: Interested Parties

Department of City Planning Staff
FROM: Vincent P. Bertoni, AIC

Director of Planning

Department of City Planning

SUBJECT: METRO NEXTGEN; RAPID BUS DEFINITIONS

This memo explains how Metro’s recent initial implementation of its “NextGen” Bus Plan will
impact determinations regarding what constitutes a Metro Rapid Bus pursuant to City
Planning policies and programs, including the Density Bonus and Transit Oriented
Communities (TOC) Affordable Housing Incentive programs. Background information from
Metro on NextGen including the latest service changes is available on their website
(https://www.metro.net/projects/nextgen).

Background

NextGen is described by Metro as “a reimagined bus system that focuses on providing fast,
frequent, reliable and accessible service to meet the needs of today’s riders.” The initial
Phase 1 roll-out began in December 2020 and will continue through two additional phases in
June and December of 2021. Service on nearly all lines will be affected.

Under the NextGen Bus Plan, most Metro Rapid Bus lines will be replaced with a new type
of bus line that will have more frequent service and new stop intervals. These new
replacement lines combine elements of a Rapid Bus and Local Bus. This change introduces
a need for clarity on how the term Rapid Bus will be understood as it currently exists in the
LAMC and other City Planning documents. Certain important incentives to provide affordable
housing near transit exist in the Density Bonus Ordinance (see LAMC 12.22 A 25(f)(4)(ii)(b)
and 12.22 A.25(c)(10)) as well as the TOC Guidelines (see Chart 1 of the TOC Guidelines
and LAMC 12.22 A.25(c)(10) and 12.22 A.25(f)(4)(ii)(b)).

The NextGen system includes a new bus classification system with different Tier levels. Tier
1 is the highest quality bus NextGen line and will replace current Rapid Bus lines as they are
discontinued. Tier 1 routes are planned to achieve service interval levels of at least ten
minutes throughout the weekday daytime. However, because of the ridership and funding
impacts of the current COVID-19 emergency, service levels may lag behind these levels in
the short-term.
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Definition of Rapid Bus
Rapid Bus is not a defined term in the Los Angeles Municipal Code (LAMC), nor is there any

one agreed-upon set of criteria that must exist to be called a Rapid Bus line. The TOC Guidelines
define Rapid Bus in a broad, flexibie way to encompass a number of different types of higher
quality bus services provided by different operators, as follows:

Rapid Bus is a higher quality bus service that may include several key attributes, including
dedicated bus lanes, branded vehicles and stations, high frequency, limited stops at major
intersections, intelligent transportation systems, and possible off-board fare collection
and/or all door boarding. It includes, but is not limited to, Metro Bus Rapid Transit lines,
Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue Rapid lines and the Rapid
6 Culver City bus.

The Tier 1 NextGen is the highest level of bus service that Metro now offers (not to be confused
with TOC Tier 1). While Metro is discontinuing most but not all Rapid Bus lines, Tier 1 lines will
replace Rapid Lines and include most of the attributes in the above definition. Most importantly,
Tier 1 lines are defined by their high level of service frequency. The number of stops for NextGen
Tier 1 lines will be less than for existing local bus lines, but not as few as the current Rapid lines.
Metro also advises that Tier 1 corridors would be the priorities for all-door boarding roll out and
maintaining or adding transit signal priority plus dedicated bus lanes and other speed
improvements for some Tier 1 corridors is being developed in partnership with the City.

A total of 28 corridors in Los Angeles County are being replaced with Tier 1 lines, not all of which
align with current Rapid lines. In an effort to promote consistency, only those Tier 1 NextGen
lines that replace a Metro Rapid line will be deemed a Rapid line by the Department of City
Planning. Figure 1 below lists the discontinued Rapid lines and their Tier 1 replacement lines
that will function as Rapid lines, along with the anticipated phase-in dates.

Implementation

This memo will guide updates to City Planning’s determinations of which Metro bus routes and
stops are considered to be a Rapid Bus, when those terms are referenced in the LAMC and
TOC Guidelines. Discontinued Metro Rapid Bus lines will be replaced with their NextGen Tier
1 replacement lines when each phase is rolled out. This includes the NextGen Phase 1 changes
already in effect, as described above, as well as subsequent Phase 2 and 3 of the NextGen roll-
out (anticipated in June and December 2021). There may be some minor shifts in TOC Tier
eligibility as a result of the NextGen changes to Rapid Bus lines. This memo amends the prior
August 19, 2020 TOC memorandum issued by City Planning, solely for the Rapid Lines and their
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replacement lines, described above. For lines not affected by these NextGen Rapid bus
changes, the TOC program will continue to use a pre-COVID-19 bus schedule to determine
program eligibility as described in the August 2020 memorandum. This policy will remain in place
until superseded by future memo or updates to the TOC Guidelines. If project applicants have
questions about how these changes might impact a pending project application or CEQA
analysis, please contact your assigned case planner.

Figure 1. Discontinued and Replacement NextGen Tier 1 Rapid Lines

Discontinued Rapid Lines Replacement Next Gen
Tier 1 Rapid Line
Phase One 705 Vernon Ave./ La Cienega BI. 105
710 Crenshaw BI. 210
December 2020 | 728 Olympic Bl. 28
(already in 740 Hawthorne BI./ Crenshaw BI. 40/ 210
effect) 745 Broadway St. 45
751 Soto St. 251
760 Long Beach Bl. 60
762 Atlantic Bl./ Fair Oaks Ave. 260
Phase Two 720 Whittier BI. 18
734 Sepulveda-Westside 2347761
June 2021 744; Reseda/Ventura/Van Nuys 240 and 233/761
(anticipated) 750 Ventura BI. 150 / 240
770 Garvey, Atlantic, Cesar Chavez 70
780 Pasadena, Hollywood/Fairfax 180/ 217
788 Van Nuys — Westside 261
794 San Fernando Rd. 94 /294
Phase Three
704 Santa Monica BI. 4
June 2021 733 Venice Bl. 33
(anticipated) 757 Western Av. 207
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Monday through Friday

Effective Jun 25 2023

Southbound Al Sur (Approximate Times / Tiempos Aproximados)

Northbound Al Norte (Approximate Times)
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6:03 6:14 6:24 6:38 6:42 6:51 - 6:14 6:18 6:22 6:37 6:48 7:01
6:12 6:23 6:34 6:48 6:52 7:01 — 6:24 6:28 6:32 6:47 6:58 7:13
6:22 6:33 b:44 6:58 7:02 7:11 — 6:34 6:38 6:42 6:57 7:10 7:25
6:31 6:43 6:54 7:08 7:12 7:21 - 6:44 6:48 6:52 7:07 7:20 7:35
6:41 6:53 7:04 7:18 7:22 7:31 — 6:52 6:56 7:00 7:17 7:30 7:46
6:50 7:02 7:14 7:28 7:33 7:42 — 7:01 7:05 7:10 7:27 7:41 7:57
6:58 7:12 7:24 7:39 7:44 7:53 - 7:10 7:14 7:19 7:37 7:51 8:07
7:08 7:22 7:34 7:49 7:54 8:03 — 7:21 7:25 7:30 7:49 8:03 8:19
7:16 7:30 7:44 7:59 8:04 8:13 — 7:31 7:35 7:40 7:59 8:14 8:30
7:24 7:40 7:54 8:10 8:15 8:24 - 7:40 7:44 7:49 8:09 8:24 8:40
7:34 7:50 8:04 8:20 8:25 8:34 - 7:50 7:54 7:59 8:20 8:35 8:50
7:44 8:00 8:14 8:30 8:35 8:44 — 7:59 8:03 8:09 8:30 8:45 9:00
7:54 8:10 8:24 8:40 8:45 8:54 - 8:09 8:13 8:19 8:40 8:55 9:10
8:04 8:20 8:34 8:50 8:55 9:04 — 8:19 8:23 8:29 8:50 9:05 9:20
8:14 8:30 8:44 9:00 9:05 9:14 — 8:28 8:32 8:38 8:59 9:13 9:28
8:23 8:40 8:54 9:11 9:16 9:25 - 8:37 8:47T 8:47 9.08 9:22 9:37
8:33 8:50 9:04 9:21 9:26 9:35 — 8:47 8:51 8:57 9:17 9:31 9:46
8:43 9:00 9:14 9:31 9:36 9:45 — 8:57 9:01 9:07 9:27 9:41 9:56
8:53 9:10 9:24 9:42 9:47 9:56 - 9:07 2:11 9:17 9:36 9:50 10:05
9:03 9:20 9:34 9:52 9:57 10:07 — 9:17 9:21 9:27 9:46 10:00 10:15
9:13 9:30 9:44 10:02 10:08 10:18 — 9:27 9:31 9:37 9:56 10:10 10:25
9:23 9:40 9:54 10:12 10:18 10:28 - 9:37 9:41 9:47 10:06 10:20 10:35
9:33 —9:60 100/ 10:22 1028 10:38 — 9:47 9:51 9:57 10:16 10:30 10:45
— 9:57 10:01 10:07 10:26 10:40 10:55
18 Trlps between 6am and gam - 10:07 10:11 10:17 10:36 10:50 11:05
— 10:16 10:20 10:26 10:45 10:59 11:14
— 10:26 10:30 10:36 10:55 11:09 11:24
23 Trips between 3pm and 7pm ~ |18 Trips between 6am and 9am B
— :57
- :07P
. _ _ . 17
Total Trips=51 Z |27 Trips between 3pm and 7pm 28
- :37
- 47
420/51=Service Intervals of 8.24 Z |Total Trips=55 ize
H — 16
Min. — 26
— . :36
TZ:29 TZ%% TG TI3Z TS - |420/55=Service Intervals of 7.64 46
12:39 12:56 1:14 1:43 1:56 — . -
12:49 1:06 1:24 1:53 2:05 - Mln =
12:59 1:16 1:34 2:03 2:15 — :57
1:10 1:27 1:44 2:14 2:26 — o o — o= o 2:07
1:19 1:36 1:53 2:23 2:35 - 1:13 1:17 1:23 1:44 2:00 2:17
1:29 1:46 2:04 2:35 2:47 — 1:23 1:27 1:33 1:54 2:1 2:28
1:39 1:56 2:14 2:45 2:57 — 1:33 1:37 1:43 2:04 2:21 2:38
1:49 2:06 2:24 2:55 3:07 - 1:43 1:47 1:53 2:14 2:31 2:50
1:59 2:16 2:34 d 3:05 3:17 — — — — — [12:40 —
2:09 2:26 2:44 g 18 3:27 — 1:53 1:57 2:04 2:25 2:42 3:01
2:19 2:36 2:54 : 3:25 3:37 - - - - - [12:42 -
2:28 2:46 3:04 g 3:35 3:47 — 2:02 2:06 7208 2:34 2:51 3:10
2:38 2:56 3:14 : 3:45 3:57 — — — — — [13:00 —
2:48 3:06 3:24 8 3:55 4:07 - 2:12 2:16 2:23 2:44 3:01 3:21
2:57 3:16 3:34 3:58 4:06 4:18 — — — — . [13:02 —
3:07 3:26 KRAA 4:08 4:16 4:28 — 2:22 2:26 2:33 2:54 3:11 3:
3:17 3:36 3:54 4:18 4:26 4:37 - 2:32 2:36 2:43 3:04 3:21 3:42
3:26 3:45 4:04 4:28 4:36 4:47 — 2:41 2:45 2:52 3:14 3:31 3:52
3:36 3:55 414 4:38 4:46 4:57 — 2:51 2:55 3:02 3:24 3:41 4:02
3:46 4:05 4:24 4:48 4:56 5:07 - 3:00 3:04 3:12 3:34 3:51 4:12
3:56 4:15 4:34 4:58 5:06 5:17 — 3:10 3:14 3:22 34k 4:01 4:22
4:06 4:25 bbb 5:08 5:16 5:27 — — — — — [4:03 —
4:16 4:35 4:54 5:18 5:26 5:37 - - - - - [4:07 4:28
4:26 4:45 5:04 5:28 5:36 5:47 - 3:20 3:24 3:32 3:54 4:12 4:33
4:36 4:55 5:14 5:38 5:46 5:57 — — — — — [4:12 —
4:46 5:05 5:24 5:48 5:56 6:06 - 3:30 3:34 3:42 4:04 4:22 4:43
4:56 5:15 5:34 5:58 6:06 6:16 — 3:40 34k 3:52 414 4:32 4:53
5:07 5:26 5:44 6:08 6:16 6:26 — 3:50 3:54 4:02 4:24 4:42 5:03
5:17 5:36 5:54 6:17 6:25 6:35 - 4:00 4:04 4:12 4:34 4:52 5:13
5:28 5:47 6:05 6:27 6:34 6:44 — 4:10 414 4:22 bbb 5:02 5:23
5:40 5:59 6:16 6:38 6:45 6:55 — 4:20 4:24 4:32 4:54 5:12 5:33
5:50 6:09 6:26 6:48 6:55 7:04 - 4:30 4:34 4:42 5:04 5:22 5:43
6:00 6:19 6:36 6:58 7:05 7:14 — 4:40 bbb 4:52 5:14 5:32 5:53
6:10 6:29 6:46 7:08 7518 7:24 — 4:50 4:54 5:02 5:24 5:41 6:02
6:20 6:39 6:56 7:17 7:24 7:33 — 5:00 5:04 5:12 5:34 5:50 6:10
6:36 6:54 7:10 7:31 7:37 7:46 - 5:11 5:15 5:23 5:44 6:00 6:18
6:56 7:12 7:27 7:47 7:53 8:02 — 5:21 5:25 5:33 5:54 6:09 6:27
7:13 7:29 7:44 8:04 8:10 8:19 - 5:31 5:35 5:43 6:04 6:19 6:36
7:33 7:48 8:02 8:22 8:28 8:37 — 5:41 5:45 5:53 6:14 6:29 6:46
7:53 8:07 8:20 8:40 8:46 8:55 — 5:51 5:55 6:03 6:24 6:39 6:56
8:14 8:27 8:40 8:59 9:04 9:13 - 6:02 6:06 6:14 6:35 6:50 7:06
8:38 8:51 9:04 9:23 9:28 9:37 — 6:14 6:18 6:26 6:47 7:02 7:17
9:06 9:19 9:31 9:50 9:55 [110:01 — 6:26 6:30 6:38 6:59 7:13 7:28
9:38 9:50 10:01 10:20 10:25 [110:30 - 42 6:48 6:54 7:15 7:29 7:43
10:09 10:21 10:32 10:50 10:55 [111:00 — 7:04 7:08 7:15 7:35 7:48 8:02
10:46 10:57 11:07 11:23 11:28 [11:32 — 7:25 7:29 7:36 7:55 8:07 8:21
11:17 11:28 11:38 11:54 11:59 [112:03A — 7:45 7:49 7:56 8:15 8:27 8:41
11:55 12:04A 12:13A 12:29A 12:33A  [12:37 — 8:06 8:10 8:16 8:35 8:47 9:01
12:28A 12:37 12:46 1:00 1:04 [11:08 — 8:30 8:34 8:40 8:59 9:10 9:23
12:58 1:07 1:16 1:30 1:34 [11:38 - 8:55 8:59 9:05 9:24 9:35 9:48
— 32:13 2:22 2:36 2:39 DI2:44 — 9:25 9:29 9:35 9:52 10:02 10:15
— 9:52 9:56 10:02 10:19 10:29 10:41
BE10:25P 10:26 10:31 10:35 10:48 10:57 11:08
[10:55 10:56 11:01 11:05 11:17 11:26 11:37
E11:25 11:26 11:31 11:35 11:47 11:56 12:07A
311:58 11:59 12:03A 12:06A 12:17A 12:25A 12:36
E12:35A 12:36A 12:40 12:43 12:54 1:02 1:13
[1:35 1:36 1:39 1:43 1:54 H2:02 —
[E2:34 2:35 2:38 2:42 2:53 H3:01 -
[E3:30 32311 3:35 3:38 3:49 E3:57 —

Saturday, Sunday & Holiday Schedules

Horarios sabado, domingo y dias feriados

Saturday, Sunday & Holiday schedule in effect on New Year's Day,
Memorial Day, Independence Day, Labor Day, Thanksgiving Day and
Christmas Day.

Horarios de sabado, domingo y dias feriados en vigor para New Year's Day,
Memorial Day, Independence Day, Labor Day, Thanksgiving Day y
Christmas Day.

Special Notes

Avisos especiales

B Trips originate at Santa Monica/Vermont 2 minutes prior to the
time shown. Passengers needing to travel westbound on Sunset
should transfer to line 2 at Sunset & Vermont

Trip starts at Fairfax & Melrose 13 minutes before time shown at
Fairfax & San Vicente. Operates school days only, except early
dismissal school days. Phone Metro information for exact days of
operation

B Late night trips end at Santa Monica & Vermont 6 minutes after
time shown.

B Trip starts at Washington/Fairfax Transit Hub 6-9 minutes
before time shown.

Trip terminates at Washington/Fairfax Transit Hub 6-12
minutes after time shown.

[ Trip starts at Fairfax & Melrose 13 minutes before time
shown at Fairfax & San Vicente, and it terminates at
Washington/Fairfax Transit Hub 12 minutes after time
shown. Operates School Days Only

B Operation on early dismissal school days. Trip starts at Fairfax &
Melrose 13 minutes before time shown at Fairfax & San Vicente.
Phone Metro information for exact days of operation

Tap with pride.

Don't forget to tap the validator with
valid fare on your card before boarding.
To learn more about fares and ways to
save, visit metro.net/fares.

B Los viajes se originan en Santa Monica/Vermont 2 minutos antes de
la hora mostrada. Los pasajeros que necesitan viajar con rumbo al
oeste en Sunset deben transferirse a la linea 2 en Sunset y Vermont.

Viaje comienza en Fairfax y Melrose 13 minutos antes de la hora

mostrada en Fairfax y San Vicente. Opera los dias de escuela

solamente, menos los dias de despido temprano de escuela. Llame a

Metro por informacidon sobre los dias exactos de operacion

Viaje tarde de la noche termina en Santa Monica y Vermont 6 minutos

después de la hora mostrada.

Viaje comienza en Washington/Fairfax Transit Hub é-9 minutos antes de

la hora mostrada.

Viaje termina en Washington/Fairfax Transit Hub é-12 minutos despues

de la hora mostrada.

Viaje comienza en Fairfax y Melrose 13 minutos antes de la

hora mostrada en Fairfax y San Vicente y termina en

Washington/Fairfax Transit Hub 12 minutos después de la hora

mostrada. Opera los dias de escuela solamente.

Ll Operacion en dias de despidida escolar temprana. El viaje comienza
en Fairfax y Melrose 13 minutos antes de la hora que se muestra en
Fairfax y San Vicente. Llame a Metro por informacién sobre los
dias exactos de operacion
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ATTACHMENT 9



PICO BLVD

KOREATOWN
Western Wilshire/Western Station ‘@
- Purple Line

not to scale

@ renshaw Rimpau e N\
5 5—‘1 Transit o Pick Up Only Stop
= Mullen Fm::anus Parada Solo de Subida
Rimpau I_|_ o Drop Off Only Stop
Los Angeles |/% 8 a0 Parada Solo de Salida
High School | E [3 o
MID 2 unto de Tiempo
AN
CTyYy RO Select Trips Only
N7 Hauser =™ Viajes Designados
Fairfax - @ Metro Rail Station
La Cienega g Estacion de Metro Rail
=
Robertson F . Select weekday trips
= serve Beverlywood at:
Beverly Dr = | Viajes entre semana
E designados servir
= Beverlywood a las:
CENTURY %g\a‘s = 7.05am
cITY e ES S 7:33am
et = 8:33am
“:,eas:i"iggs 1 Select weekday trips
3 o = serve Beverlywood at:
W 4| Viajes entre semana
osh M | designados servir
WEST wedd = Beverlywood a las:
Sepulveda == 4:lhpm
LOS Station ]
=

- E Line

ANGELES B

Santa Monica
College

\%\\\ Main Campus
2\ust™

=

SANTA
MONICA

Santa
Monica
High School

R0
W
Civic Center

Downtown
Third Street Promenade g?:‘ti:romca
& Santa Monica Place “E Line

Santa Monica Pier
& Aquarium

EFFECTIVE DATE: FEBRUARY 16, 2020



WEEKDAY
®

DURANTE LA SEMANA

ALL PM
TIMES IN
BOLD

ROUTE

7

=]
=)
=

=
m
(7]
-
|

& Olympic

7th

4th & Santa
Monica Place
(Downtown
SM Station)
Pico
& 18th (SMC)
Pico

© & Westwood
Pico
& Robertson

®
©
@

NTOWN SM TO WILSHIRE/
RN STATION PURPLE LINE

Pico &

San Vicente
Western

& Wilshire
(Wilshire/
Western Station)

LoRwiogiwNng

QuUIo NONO A~rOONONOOCIOO

0000 WWWW SN gTaTUE
WS oo

d
(4]
o

10:10

o~NONONONOC1OTOT AN
AWNOOCGIWN O1
NV OUIOONNNINN
o~NONONONOC1OTOT AN
CIARN=OCN~NNOI
NN ONSNOOONN
NOOTIWINOUCIWO
£~ 00 PN 00N 00 — O~ O~
NN oNo~o~o1o101
= O NW=OIN~ =
~O U1~0:N) 00 0 I~ N

NN oNoNiohnoNO1 0101
~
w
~

~
o
w
~
-
o

7:17 7:24 7:38 7:51

Then service every 14 minutes until:

3:16 3:27 | 4:000:)4:20
3:30 3:42 4:12  4:30
3:44 3:56 4L:26 4L:44
3:58 4:10 4:40 4:58

NN~ oNo~o~o~0o1 01
NW=_20OERNOOIN
WO UIO=JOOWW

8:02

= ORNRNOMNW_OW

4:38
4:54
5:08
5:22

Q10101 OO Jo~o~0~0NO1
oo oo es oo So e oo we eelies oo s oo o»

AN =01
W 0 U1 0~ CI=WOoNIN U100~ = =

Then service every 14 minutes until:

9:04 9:12 9:24 9:35
9:19  9:27 9:39 9:50
9:34 9:42 9:54 10:03
9:54 10:02 10:14 10:23
10:14 10:22 10:34 10:43

9:47 9:56
10:02 10:11
10:15 10:24
10:35 10:44
10:55 11:04

10:30
10:50
11:10
11:30
11:50

10:33 10:40 10:50 10:59
10:53 11:00 11:10 11:19
11:13 11:19 11:28 11:37
11:33 11:39 11:48 11:57
11:53 11:59 12:08 12:17

11:10 11:19
11:30 11:39
11:47 11:55
12:07 12:15
12:27 12:35

Trip deviates from Pico Blvd. to serve

Viaje se desvia de Pico Blvd. para servir

Beverlywood./

Beverlywood.

Good Bus Karma

Say no to sprawl: Your bag belongs
on your lap, not on the seat next

to you.

EFFECTIVE DATE: FEBRUARY 16, 2020



WILSHIRE/WESTERN STATION
PURPLE LINE TO DOWNTOWN SM
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EFFECTIVE DATE: FEBRUARY 16, 2020
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PICO BLVD

MONDAY - FRIDAY SERVICE ONLY

KOREATOWN
Wilshire/Western Station

Western - Purple Line
renshaw ‘@
Rimpau Transit
Mullen C;lnlerB not to scale
. - Metro Bus s ~N
lepag » o  Big Blue Bus Stop
Los Angeles c 2 Parada de Big Blue Bus
High School E| o ©  Pick Up Only Stop
MID S| LaBréa Parada Solo de Subida
Q
RS ©  Drop Off Only Stop
ary {@Q"\\ Hauser Parada Solo de Salida
i Timepoint
Fairfax @ Punto de Tiempo
La Cienega
Metro Rail Station
Robertson Estacion de Metro Rail
\_ J
Elmg) Beverly Dr
CENTURY
Ty e
wed
2
‘o
Westside
e Pavilion
N 4
es\‘“““ 1) Sepulveda Station
o - E Line
ANGELES
o 1B
a Santa Monica
N College
oL — Main Campus
2\ 2\ B
SANTA 2\ € e
MONICA 2\ 2\ 8\ 2\ 2\u
2\ e\ o Santa
2\ @ Monica
‘% T O High School
2 \\ \\Y
3 8
W
h\\\ W

Civic Center

-
be ) Downtown
Santa Monica
Third Street Promenade Station

& Santa Monica Place - E Line
\
oW
Qued \Santa Monica Pier
& Aquarium

EFFECTIVE DATE: FEBRUARY 16, 2020



WEEKDAY

DURANTE LA SEMANA

ALLPM
TIMES IN
BOLD

v 8 § c¢c B [ g
s 5332 8 i 3
E Agsm £ 55§32
<3 3527 o2 S5
Ex 5207 &w szl
® ® © ®
6:41 6:44 7:02 7:32
6:55 6:59 7:18 7:49
7:09 7:13 7:34 8:07
7:23 7:27 749 8:24
7:37 7:41 8:03 8:38
7:51 7:55 8:17 8:52
Then service every 14 minutes until:
2:37 2:43 3:13  4:00
2:51 2:57 3:27 4:14
3:00 3:06 3:37 4:26
3:05 3:11 3:42 4:31
3:16  3:22 3:55  4:46
3:19 3:25 3:58  4:49
3:33  3:39  4:14  5:07
3:47 3:53 4:29 5:24
4:01 4:07 4:43 5:38
4:15  4:21 4:57  5:52
4:29 4:35 5:11 6:06
4:43  4:49 5:25 6:20
4:57 5:03 5:39 6:34
5:11 5:17 5:53  6:48
5:25  5:31 6:05  6:58
5:39 5:45 6:17 7:07
5:563 5:59 6:30 7:17
6:07 6:13 6:44 7:31
6:27 6:33 7:02 7:46
6:47  6:53 7:20  8:02
7:07 7:12 7:37 8:13
7:27 7:32 7:54 8:27

Rapid 7 does not operate on weekends or the following
holidays:/Rapid 7 no opera los fines de semana, ni en los

siguientes dias festivos:

New Year’s Day
Labor Day

Memorial Day
Thanksgiving Day Christmas Day

Independence Day

EFFECTIVE DATE: FEBRUARY 16, 2020



e E T .
e 3 5. = S E‘
=527 © =
S22 258 K@ B
E— ® ® © ®
> < 6:05  6:14  6:32  6:54
=z 6:19 628  6:46  7:08
e 6:33  6:43  7:03  7:27
= 6:47  6:58  7:20  7:45
TR 6:55 . 7:06 . 7:28 . 7:53
S n 7:01 7:13  7:37  8:05
< 7:15  7:29 7:55  8:22
-l 7:29 7:44  8:13  8:42
L 7:43  7:59 835 9:05
= 7:57 8:13  8:49  9:19
2 Then service every 14 minutes until:
< 2:57 3:08 3:34 4:03
o 3:11  3:22  3:48  4:17
=2 3:25 3:36 4:02  4:31
o 3:40 3:52 4:20  4:50
3:55 4:07 4:35 5:05
410  4:22  4:50 5:20
4:25 4:37 5:05 5:35
4:40 4:52 5:20 5:50
4:55 5:07 5:35 6:05
5:10 5:22 5:50 6:20
5:25 5:37 6:05 6:35
5:42 5:54 6:22 6:52
5:57 6:09 6:37 7:07
6:12  6:23 6:50 7:20
Rapid 7 does not operate on weekends or the following
holidays:/Rapid 7 no opera los fines de semana, ni en los
siguientes dias festivos:
New Year’s Day Memorial Day Independence Day
Labor Day Thanksgiving Day Christmas Day
ALLPM
TIMES IN
BOLD

EFFECTIVE DATE: FEBRUARY 16, 2020
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