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PROJECT 
LOCATION: 

 
957-967 South Arapahoe Street 

  
PROPOSED 
PROJECT: 

 
The project involves the demolition of a two-story single-family dwelling and a two-story 4-unit 
apartment building, and the construction, use, and maintenance of a new five-story residential 
building, 60 feet in height, containing a total of 109 dwelling units with 15 units reserved for 
Very Low Income Households, and one (1) dwelling unit reserved for Extremely Low Income 
Households. The proposed development will contain 66,040 square feet of floor area, equating 
to a total floor area ratio (FAR) of approximately 3.46:1. The project will provide a total of 11,150 
square feet of open space that consists of private balconies, a fitness center, courtyard, 
multipurpose room, and roof decks. The project will have one (1) subterranean level that will 
contain a total of 57 vehicle parking stalls. The project will provide a total of 88 bicycle parking 
stalls including, 80 long-term, and eight (8) short-term parking stalls. 

 
APPEAL: An appeal of the September 7, 2023, Planning Director’s Determination which:  

 
1. Determined 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. Approved with Conditions a Site Plan Review for the construction of a new residential 
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development resulting in a net increase of 50 or more dwelling units; and 

3. Adopted the attached Findings and Conditions of Approval.

RECOMMENDED ACTIONS: 

1) Deny the appeal;

2) 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;

3) Sustain the Planning Director’s Determination to conditionally approve a Site Plan Review for the
construction of a new residential development resulting in a net increase of 50 or more dwelling units; and

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

VINCENT P. BERTONI, AICP 
Director of Planning 

Heather Bleemers Trevor Martin 
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 272, City Hall, 200 North Spring 
Street, Los Angeles, CA 90012  (Phone No. 213-978-1300).  While all written communications are given to the Commission for 
consideration, the initial packets are sent to the week prior to the Commission’s meeting date.  If you challenge these agenda items in 
court, you may be limited to raising only those issues you or someone else raised at the public hearing agendized herein, or in written 
correspondence on these matters delivered to this agency at or prior to the public hearing.  As a covered entity under Title II of the 
Americans with Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide 
reasonable accommodation to ensure equal access to these programs, services and activities. Sign language interpreters, assistive 
listening devices, or other auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please 
make your request not later than three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-
1299. 
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PROJECT ANALYSIS 

 
PROJECT BACKGROUND  
 
The project site is a level, rectangular-shaped parcel of land comprised of three (3) contiguous 
lots, encompassing 25,658 square feet (approximately 0.59 acres) of lot area. The subject 
property has 180 feet of street frontage along the west side of Arapahoe Street. The subject 
property is zoned R4-1 and is located within the Wilshire Community Plan area. The Community 
Plan Area Map designates the subject property for High Medium Residential land uses 
corresponding to the R4 Zone. The project site is located within a Transit Priority Area in the City 
of Los Angeles (Zl-2452), a Los Angeles State Enterprise Zone (Zl-2374), and an Urban 
Agriculture Incentive Zone. The project site is subject to a 20-foot Building Line along the westerly 
side of Arapahoe Street established under Ordinance No. 93218. The property is not located 
within the boundaries of or subject to any specific plan, community design overlay, or interim 
control ordinance. 
 
The applicant received a Transit Oriented Communities Referral Form dated September 8, 2022 
from the Planning Department’s Affordable Housing Services Section, which included a TOC tier 
verification and an evaluation of the project’s requested Incentives. 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 one-half 
mile of Metro Route 28 and Metro Local 603 bus lines, which qualify as a Major Transit Stop. As 
such, the project meets the eligibility requirements for a TOC Housing Development to be located 
within one-half mile of a Major Transit Stop.  
 
The project is not utilizing any Additional Incentives, but rather utilizing only Base Incentives to 
facilitate the development of the proposed project. As a Tier 3 TOC development project, the 
project is granted a 70 percent increase in density, an increase in the maximum allowable FAR 
by 50 percent, and a minimum of zero (0) parking spaces. The project is permitted a maximum 
density of 109 residential dwelling units, (equal to a maximum density increase of 70 percent), 
including On-Site Restricted Affordable Units.   
 
The Letter of Determination dated September 7, 2023, inadvertently included a grant clause that 
conditionally approved the requested Base Incentives that address density, FAR, and parking. 
Pursuant to LAMC Section 12.22 A.25(g)(1), Housing Development Projects requesting Base 
Incentives without any Additional Incentives are considered ministerial. The project’s base 
density, however, is 65 dwelling units, which exceeds the threshold of a net increase of 50 or 
more dwelling units, requiring Site Plan Review pursuant to LAMC Section 16.05. The project’s 
Site Plan Review is subject to discretionary review and approval from the Planning Department 
and is therefore appealable to the City Planning Commission.  
 
The subject property currently consists of a vacant lot, a two-story single-family dwelling, and a 
two-story four-unit apartment building. The Los Angeles Department of Building and Safety 
(LADBS) database indicates that a Demolition Permit was issued for 957 South Arapahoe Street 
on January 7, 2019 (Permit No. 19019-20000-00054) and that the Owner has applied for a 
Building Permit (Application No. 22010-10000-007 45), which has not been issued. The Los 
Angeles Housing Department (LAHD) SB 8 Replacement Unit Determination (RUD) Letter dated 
June 23, 2022, determined that two (2) units need to be replaced with equivalent type, with one 
(1) unit restricted to Very Low Income Households, and one (1) unit restricted to Extremely Low 
Income Households. The project proposes a total of 109 dwelling units with 15 units reserved for 
Very Low Income Households, and one (1) dwelling unit reserved for Extremely Low Income 
Households. 
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Properties within the vicinity of the project site are zoned R4-1 and are designated for High 
Medium Residential land uses. The surrounding properties are developed with single- and 
multifamily residential buildings ranging from two to six stories in height. Adjoining the project site 
to the north is a two-story apartment building. Abutting the subject site to the east, are properties 
developed with a surface parking lot, and a two-story single-family dwelling. Adjoining the project 
site to the south, is a three-story apartment building. Properties adjoining the subject site to the 
west are developed with three-story apartment buildings. 
 

 
Figure 1: Aerial view of the subject property. 

 
Streets 
 
Arapahoe Street, adjoining the subject property to the east, is a Local Street - Standard, dedicated 
to a right-of-way width of 70 feet and a roadway width of 36 feet, and is improved with asphalt 
roadway, concrete curb, gutter, and sidewalk. 
 
PROJECT SUMMARY   
 
The project involves the demolition of a two-story single-family dwelling and a two-story 4-unit 
apartment building, and the construction, use, and maintenance of a new five-story residential 
building, 60 feet in height, containing a total of 109 dwelling units with 15 units reserved for Very 
Low Income Households, and one (1) dwelling unit reserved for Extremely Low Income 
Households. The proposed development will contain 66,040 square feet of floor area, equating to 
a total floor area ratio (FAR) of approximately 3.46:1. The project will provide a total of 11,150 
square feet of open space consisting of private balconies, a fitness center, courtyard, 
multipurpose room, and roof decks. The project will have one (1) subterranean level that will 
contain a total of 57 vehicle parking stalls. The project will provide a total of 88 bicycle parking 
stalls including, 80 long-term, and eight (8) short-term parking stalls. 
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Vehicular ingress and egress for the building's parking garage will be provided via single driveway 
located at the northeast corner of the project site. Pedestrian access to the residential lobby of 
the building will be at the center of the property on Arapahoe Street. The project will observe an 
easterly front yard setback of 20 feet along Arapahoe Street, northerly and southerly side yard 
setbacks of 8 feet, and westerly rear yard setback of 17 feet. 
 

 
Figure 2: Rendering of the proposed project. 
 

APPEAL SCOPE 
 
The appeal challenges the Director of Planning’s determination on September 7, 2023, to 
conditionally approve a Site Plan Review request, pursuant to LAMC Section 16.05, with a Class 
32 Categorical Exemption to CEQA under Case No. ENV-2022-7886-CE as the environmental 
clearance for the project. The appellant, who is not an abutting owner or tenant, is appealing the 
Director of Planning’s determination related to Site Plan Review. As the case involves a project 
utilizing TOC, the appellate body is the City Planning Commission; the decision of the City 
Planning Commission is not further appealable. 
 
APPROVED ACTIONS 
 
On September 7, 2023, the Director of Planning took the following actions: 
 
1. Determined 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. Approved with Conditions a Site Plan Review for the construction of a new residential 

development resulting in a net increase of 50 or more dwelling units; and 
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3. Adopted the attached Findings and Conditions of Approval. 
 
APPEAL POINTS 
 
On September 18, 2023, within the required 15-day appeal period, an appeal was filed by 
Supporters Alliance for Environmental Responsibility (SAFER), a community organization, 
appealing the Director of Planning’s determination related to the Site Plan Review grant. The 
appellant contends that the City improperly approved the Site Plan Review request for the project 
because the project does not qualify for a Class 32 Categorical Exemption and thus was not 
properly analyzed under CEQA. The appellant does not address any specific project impacts, but 
states that by failing to conduct environmental review under CEQA, the City lacks substantial 
evidence to support the necessary findings for the Site Plan Review.  
 
RESPONSES TO APPEAL POINTS 
 
The appellant challenges the Director of Planning’s determination conditionally approving the Site 
Plan Review entitlement in conjunction with the proposed project but fails to cite any specific 
issues that relate to the Site Plan Review component of the land use determination. The appeal, 
rather, focuses on the Director of Planning’s determination that the project is exempt from CEQA 
pursuant to CEQA Guideline, Section 15332 (Class 32, Infill Development) and that none of the 
exceptions to a categorical exemption apply to the project. As evidenced in the September 7, 
2023, determination letter, the necessary findings were made to confirm that the project meets 
the requirements for Site Plan Review. The Site Plan Review Findings that were made include 
the following: the project is in substantial conformance with the purposes, intent and provisions of 
the Wilshire Community Plan and does not conflict with any applicable regulations or standards; 
the arrangement of the proposed development is consistent and compatible with existing and 
future development in neighboring properties; and the project contains adequate recreational 
amenities and is within close proximity to transit services which will contribute to the habitability 
of the residents and minimize the impacts on neighboring properties. 
 
As demonstrated in the Justification for the Class 32 Categorical Exemption dated May 2023, the 
proposed project is subject to Regulatory Compliance Measures (RCMs) related to air quality, 
noise, hazardous materials, geology, and transportation. Numerous RCMs in the City’s Municipal 
Code and State law provide requirements for construction activities and ensure impacts from 
construction related air quality, noise, traffic, and parking are less than significant. For example, 
the South Coast Air Quality Management District (SCAQMD) has District Rules related to dust 
control during construction, type and emission of construction vehicles, architectural coating, and 
air pollution. All projects are subject to the City’s Noise Ordinance No. 144,331, which regulates 
construction equipment and maximum noise levels during construction and operation.  
 
The Class 32 Categorical Exemption (CE) and associated justification analysis address all 
environmental impacts related to traffic, noise, air quality or water quality and cumulative impacts. 
Additionally, the project will be required to comply with all state, regional, and local laws as part 
of regulatory compliance. No other changes are being made. Therefore, the CE adequately 
addresses all impacts relative to the proposed project at 957-967 South Arapahoe Street and 
additional analysis is not warranted.  
 
CONCLUSION 
 
For all of the reasons stated herein, and in the findings of the Director’s Determination, the 
proposed project complies with all applicable provisions of the TOC Affordable Housing Incentive 
Program, Site Plan Review, and CEQA. Planning has evaluated the proposed project and 
determined that it qualifies for the Class 32 Categorical Exemption under CEQA. Although the 
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applicant’s arguments for appeal have been considered, Planning maintains that the required 
findings and imposed conditions of the Director’s Determination are valid and that the appeal 
arguments are not grounds for reversal of any portion of the approval. 
 
Therefore, it is recommended that the City Planning Commission affirm that the project is 
categorically exempt from CEQA, deny the appeal of the Director’s Determination, and sustain 
the Director’s Determination for the approval of a Site Plan Review for a project totaling 109 
dwelling units, as described herein. 




