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PROPOSED The proposed Project involves the subdivision of two (2) lots into 12 small lots (Lots A — L)
PROJECT: for the construction of 12 small lot homes (Units A — L). The project will demolish the existing

two (2) single-family houses for the construction of 11 four-story small lot homes and one
(1) three-story small lot home with one (1) unit set aside for Very Low Income (VLI)
Households. Two rows of six small lot homes will be located along the northern and southern
portions of the project site (Units A — F and Units G — L, respectively). Seven (7) small lot
homes will have a building height of 45 feet. Four (4) small lot homes will have a building
height of 44 feet and 11 inches. One (1) small lot home will have a building height of 47 feet,
three-stories. Each small lot home will provide two (2) automobile parking spaces for a total
of 24 automobile parking spaces and (1) bicycle parking space for a total of 12 bicycle
parking spaces.

The Project was remanded back to the City Planning Commission for further consideration
by the City Council (Council File No. 24-1136) on November 6, 2024, with instruction to
“prepare a new CEQA consistent with the statement read into the record by the PLUM Chair
and by the letter submitted by Council District 10, dated November 4, 2024, attached to the
Council file.”

The City Planning Commission shall:

ACTIONS Receive new evidence, re-hear, and re-decide, an appeal of the July 12, 2024, Advisory
REQUESTED:  Agency's Determination in approving Vesting Tentative Tract Map No. VTT-84089-SL-HCA

which:

1. Determined that the Proposed Project is within the scope of the program approved in
the 2021-2029 Housing Element, and the 2021-2029 Housing Element Environmental
Impact Report No. ENV-2020- 672-EIR; SCH No. 2021010130 (EIR), certified on
November 24, 2021, adequately describes the activity for the purposes of CEQA,;

2. Approved, pursuant to Sections 17.03, 17.15, and 12.22 C.27 of the Los Angeles
Municipal Code (LAMC), the subdivision of two (2) lots into 12 small lots in the West
Adams - Baldwin Hills - Leimert Community Plan;

3. Adopted the existing Conditions of Approval; and

4.  Adopted the Advisory Agency's Findings.

RECOMMENDED ACTIONS:

1.

Determine in the independent judgment of the decisionmaker pursuant to CEQA Guidelines Section
15168(c), based on the whole of the administrative record, including the Housing Element Checklist, and
all its appendices, prepared for this proposed housing project, the Proposed Housing Project is within the
scope of the program approved with the 2021-2029 Housing Element for which the 2021-2029 Housing
Element Environmental Impact Report No. ENV-2020-6762-EIR; SCH No. 2021010130 (EIR), certified
on November 24, 2021, and Addendum No. ENV-2020-6762-EIR-ADD1 adopted on June 14, 2022 and
the Addendum No. ENV-2020-6762-EIR-ADD2 adopted on December 10, 2024, the Proposed Housing
Development project was adequately described in the EIR, and the impacts of the Proposed Housing
Project are within the scope of the EIR and the Addendums; and ADOPT the Mitigation Monitoring
Program (MMP) for the Proposed Housing Project.

Deny the appeal and sustain the Advisory Agency’s determination approving Vesting Tentative Tract
Map No. 84089-SL-HCA for the subdivision of two (2) lots into 12 small lots;
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3. Adopt the existing Conditions of Approval; and

4.  Adopt the Advisory Agency’s Findings.

VINCENT P. BERTONI, AICP
Director of Planning

Healther Bleemers Esther Ahn
Deputy Advisory Agency City Planner
vid Woon

Planning Assistant

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 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) 978-1300.
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PROJECT ANALYSIS

Project Summary

The proposed Project involves the subdivision of two (2) lots into 12 small lots (Lots 1 — 12) and
the construction, use, and maintenance of a 12-unit small lot development. One (1) small lot home
would be constructed at each of the 12 small lot subdivisions. Two (2) single-family houses on
the project site will be demolished, resulting in a net increase of 10 units through the development
of the proposed project. Lots 1 — 6 will be located on the northern portion of the project site and
Lots 7 — 12 will be located on the southern portion of the site. Access to the project site will be
provided along South Preuss Road to the west and an adjacent alley to the east. Common access
to the project and associated parking will be provided through a center driveway. Pedestrian
pathways along the northern and southern edges of the Project site will provide access to the
primary entrances of each small lot home.

The proposed 12-unit small lot development will encompass a total floor area of 27,105 square
feet, equating to a FAR (Floor Area Ratio) of 2.46 to 1. Each small lot home will have between
three to four bedrooms and will reach a maximum building height of 45 feet, or four stories (The
smallest small lot home proposed will contain three bedrooms and will be 37 feet, or three stories,
in height.

Units A — F will be located along the northern portion of the project site with front door entrances
accessible through the northern pedestrian pathway. Units G — L will be located along the
southern portion of the project site with front door entrances accessible through a southern
pedestrian pathway. With the exception of Unit F located at the northeastern corner of the small
lot development, each small lot home will be four-stories in height, comprised of four bedrooms,
balconies overlooking the center driveway, and a roof deck. Unit F will be three-stories in height,
comprised of three bedrooms, and balconies overlooking the center driveway and abutting alley.
A rendering of the proposed development is shown in Figure 1 below.

. ) oy

Figure 1. Proposed 12-Unit Small Lot Development fronting South Preuss Road
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The Project will provide a total of 24 automobile parking spaces located within the ground floor
level of each small lot home. Each small lot home will provide two (2) vehicular parking spaces
located within an enclosed garage, with the exception of Unit F in which its vehicular parking
spaces will be located outside and adjacent to the three-story unit. Vehicular access to the 24
automobile parking spaces will be achieved through a two-way driveway that runs through the
center of the project site with access along South Preuss Road and the eastern adjacent alley.

Under the Small Lot Map Standards, the Project is required to provide 0.25 guest parking spaces
per unit. With 12 units proposed, the Project would need to provide three (3) guest parking spaces.
The Applicant requests that the guest parking spaces be replaced with bicycle parking pursuant
to LAMC Section 12.21 A.4. Under this section, automobile parking may be replaced by bicycle
parking at a ratio of one automobile parking space for every four required or non-required bicycle
parking spaces provided. Therefore, the Applicant will replace three (3) guest parking spaces with
12 bicycle parking spaces. Each unit will provide a bicycle parking space within their enclosed
parking garage, with the exception of Unit F which will provide a bicycle locker adjacent to the
unit’'s primary entrance and outdoor automobile parking spaces.

Background

The subject property consists of two rectangular-shaped lots (Lots FR 24 and 44) encompassing
a total lot area of 17,124 square feet (0.39 acres) in the La Cienega Heights neighborhood and
the West Adams — Baldwin Hills — Leimert Community Plan area. The property experiences a
gradual decline from South Preuss Road to the adjacent eastern alley. The property is located
midblock along the east side of South Preuss Road and contains a frontage of approximately 105
feet along the eastern side of South Preuss Road and a depth of approximately 160 feet. The
Project site is also adjacent to a 15-foot alley to the east. The site is currently developed with two
(2) single-family houses.

The project site is located within the West Adams — Baldwin Hills - Leimert Community Plan, which
is one of 35 Community Plans which together form the land use element of the General Plan. The
Community Plan designates the site for Low Medium Il Residential land uses with the
corresponding zones RD1.5 and RD2. The project site is zoned RD1.5-1 and is thus consistent
with the existing land use designation. The site is also located within the Alquist-Priolo Earthquake
Fault Zone and Newport — Inglewood Fault Zone (Onshore), an Urban Agriculture Incentive Zone,
and Methane Buffer Zone.

The existing RD-1.5 Zone permits a density of one (1) unit per 1,500 square feet of lot area. As
such, the Applicant would be permitted to construct a maximum of 12 dwelling units on the subject
property, based on the net lot area of 17,927.4 square feet (17,927 + 1,500 = 12). For the
purposes of calculating density, the net lot area includes the lot area (17,124 square feet) and
one-half the area of the eastern adjacent alley (803.4 square feet). With 12 small lot homes
proposed, the Project’s density is within the maximum allowable for the RD1.5 Zone.

The Project site is located in an urbanized area surrounded predominantly by single- and multi-
family developments that are one- to three-stories in height. Similar to the subject property,
properties adjacent to the project site are located in the RD1.5-1 Zone. Properties further west
are developed with multi-family residential buildings located in the R3-1-CPIO Zone. Properties
further north are developed with single-family houses located in the R1V2 and R1R3-RG Zones.

Section 12.22 C.27 of the LAMC (as amended by Ordinance No. 185,462, which became effective
on April 18, 2018) details requirements for small lot subdivisions. The amended ordinance
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requires all small lot subdivision maps to comply with the established Small Lot Map Standards,
as well as compliance with established Small Lot Design Standards. The Director of City Planning
reviewed the proposed plans submitted by the applicant and determined the plans to be in
compliance with the Small Lot Design Standards. On April 22, 2024, Planning Staff approved
Administrative Clearance Case No. ADM-2023-6116-SLD. On May 22, 2024, a joint Deputy
Advisory Agency and Hearing Officer hearing was conducted in which the Deputy Advisory
Agency approved Vesting Tentative Tract Map No. 84089-SL-HCA. The Determination Letter was
issued on July 10, 2024, and the determination was appealed by five (5) appellants to the City
Planning Commission at the conclusion of the Project’s appeal period on July 22, 2024. On August
8, 2024, the appeals were heard by the City Planning Commission and voted 7-0 to deny the
appeals. The City Planning Commission decision to deny the appeals were subsequently
appealed to City Council. At its meeting of November 5, 2024, the PLUM Committee voted to
uphold the CEQA appeal, remand the appeal back to the CPC, and memorialize the letter
submitted by Council District 10 (See Exhibit C). In the letter, CD-10 states that they strongly
oppose the proposed Project as 1) The Project is inconsistent with the West Adams — Baldwin
Hills — Leimert Community Plan; 2) The Project fails to provide architecturally compatibility with
the prevailing neighborhood character; 3) The Project will introduce an inappropriate number of
new vehicles with access through an alley to the detriment to the adjacent property owners and
traffic; 4) The Project does not include VMT calculations that include construction and haul route
phases; and 5) The Project will increase hazards due to geotechnical design features. Revised
findings as modified by PLUM were submitted into the record and the City Council voted to adopt
the item on November 6, 2024.

A meeting with CPC to hear the remand of Vesting Tentative Tract Map No. VTT-84089-SL-HCA-
1A was subsequently scheduled on April 24, 2025. The Applicant’s team have responded to CD-
10’s letter and each of its reasons for upholding the appeal. The Applicant’s response can be
viewed under Exhibit B of the Staff Report.

Street and Circulation

South Preuss Road, abutting the Project site to the west, is a Local Street — Standard dedicated
to a Roadway Width of 36 feet and a Right-of-Way Width of 60 feet, and is improved with asphalt
roadway, curb, gutter, and concrete sidewalks.

Alley, abutting the Project site to the east, is an alley with a width of 15 feet.

The project site is located approximately 400 feet from the eastbound and westbound bus stops
for Metro Local Line 617 which connects riders between Pico/Robertson and Culver City.

Related Cases

Vesting Tentative Tract Map No. 84089-SL-HCA-2A — On November 5, 2024, the Planning and
Land Use Management (PLUM) Committee voted to uphold the map appeals and CEQA appeal,
remand the appeal back to the CPC, and memorialize the letter submitted by Council District 10.
Revised findings as modified by PLUM were submitted into the record (CF No. 24-1136) and the
City Council voted to adopt the item on November 6, 2024.

Vesting Tentative Tract Map No. 84089-SL-HCA-1A — On August 8, 2024, the City Planning
Commission denied the appeals filed by five (5) local residents. The appeals were subsequently
appealed to the City Council by four of the five original appellants, and included appeal points
related to the Project’'s CEQA clearance pursuant to a Class 32 Categorical Exemption.
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Case No. ADM-2023-6116-SLD — On April 22, 2024, the Los Angeles Department of City Planning
issued the Small Lot Design Standards Administrative Clearance for the request herein.

Case No. CPC-2023-6115-DB-HCA — On September 8, 2023, a concurrent project that involves
the demolition of two single-family houses and the construction, use, and maintenance of a 12-
unit residential development of which one (1) unit will be set aside for Very Low Income
Households was filed. The project originally requested one (1) On-Menu Incentive and one (1)
Waiver of Development Standards under the Density Bonus Program. On July 12, 2024, the
project withdrew its request for one (1) On-Menu Incentive, and therefore the project is only
requesting one (1) Waiver of Development Standards. The project was scheduled for a public
hearing and heard by the City Planning Commission on August 8, 2024.

Relevant Cases on Surrounding Properties

Case No. VTT-82683-SL — On December 7, 2020, the Advisory Agency approved Vesting
Tentative Tract Map No. 82883, located at 1951 — 1953 South Preuss Road to subdivide one (1)
lot into six (6) lots, for the construction, use, and maintenance of six (6) small-lot single-family
dwellings in the RD1.5-1 Zone in accordance with the Small Lot Subdivision.

Case No. VTT-82365-SL — On July 18, 2019, the Advisory Agency approved Vesting Tentative
Tract Map No. 82365, located at 1957 — 1959 South Preuss Road for a maximum of six small lot
homes in accordance with the Small Lot Subdivision.

Public Hearing and Issues

A joint Deputy Advisory Agency and Hearing Officer public hearing was held for Vesting Tentative
Tract Map No. VTT-84089-SL-HCA on May 22, 2024. At the conclusion of the public hearing, the
Deputy Advisory Agency announced that they were inclined to approve the subject Vesting
Tentative Tract Map.

Following the issuance of the determination letter on July 12, 2024, VTT-84089-SL-HCA was
appealed by five (5) local residents on the basis that the Project 1) will infringe on the quality of
life of the neighboring residents, the value of their property, and the safety of the neighborhood;
2) The project design is not compatible with the surrounding neighborhood and is inconsistent
with the Small Lot Design Standards; 3) The project is inconsistent with the West Adams —
Baldwin Hills — Leimert Community Plan and other city ordinances; and 4) The project does not
gualify for a Class 32 Categorical Exemption.

The appeals were heard by the City Planning Commission (CPC) on August 8, 2024 in which the
CPC voted 7-0 to deny the appeal (VTT-84089-SL-HCA-1A).

Subsequently, four (4) local residents appealed the City Planning Commission’s decision to deny
the appeals and a meeting was scheduled with the Planning and Land Use Management (PLUM)
Committee on November 5, 2024 (Council File No. 24-1136). The Appellants’ reasons for appeal
were the same as the ones presented to the CPC at the August 8, 2024 meeting. The Appellants’
argued that 1) The Project is inconsistent with the West Adams — Baldwin Hills — Leimert
Community Plan and the Small Lot Design Guidelines; 2) The Project will infringe on the quality
of life of the neighboring residents, the value of their property, and the safety of the neighborhood,
3) The determination letter sustaining the Advisory Agency’s approval of the subject Vesting
Tentative Tract Map is wholly speculative, unfounded, and illusory premised on conditions that
may never be satisfied; 4) The Project disregards the South Robertson Neighborhood Council’s
opposition to the project and community stakeholders, and 5) The Project does not qualify for a
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Class 32 Categorical Exemption. At its meeting, the PLUM Committee voted to uphold the CEQA
appeal, remand the appeal back to the CPC, and memorialize the letter submitted by Council
District 10. Revised findings as modified by PLUM were submitted into the record and the City
Council voted to adopt the item on November 6, 2024.
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PLANNING AND LAND USE COMMITTEE REMAND

On November 5, 2024, the Planning and Land Use Management (PLUM) Committee voted to

uphold the CEQA appeal, remand the appeal back to the City Planning Commission, and

memorialize the letter submitted by Council District 10.

The Council found substantial evidence does not support a Class 32 Categorical Exemption and
an exception for cumulative impacts applies for the proposed project.

The following includes Council District 10 letter highlights the following:

1) The Project is inconsistent with the West Adams — Baldwin Hills — Leimert Community
Plan and Design Guidelines;

2) The Project fails to provide architectural compatibility that is contextually sensitive to the
prevailing neighborhood character;

3) The Project will introduce an inappropriate number of new vehicles with access through
an alley to the detriment of adjacent property owners, exacerbate traffic congestion and
hinder emergency vehicle access along Preuss Road;

4) The Project does not include a Vehicle Miles Traveled (VMT) calculation that includes the
construction and haul route phases of the project; and

5) The Project will increase hazards due to geotechnical design features by overwhelming
existing drainage systems and exacerbating soil infiltration and instability, flooding, and
erosion.

Response to Council District 10 Letter

After reviewing Council District 10’s letter and their reasons for opposing the Project, Planning
Staff has provided the following responses to each of the five points highlighted above. The
Applicant has also reviewed the letter and have provided their responses in a letter dated April
14, 2025 (see Exhibit B).

Response to 1):

Although CD-10 contends that the Project is inconsistent with the West Adams — Baldwin Hills —
Leimert Community Plan and Design Guidelines, the Project is consistent with the goals, policies,
and design guidelines set forth in the text of the Community Plan and its General Plan land use
designation. In addition, the Project complies with the underlying zoning and the Small Lot Design
Standards applicable to the Project site. In conjunction with the Vesting Tentative Tract Map and
small lot subdivision request, the Project was approved of a Waiver of Development Standards
for a reduction in front building line setback pursuant to Case No. CPC-2023-6115-DB-HCA. As
such, the Project meets the objective standards defined by the Housing Accountability Act (HAA),
Government Code Section 65589.5. The HAA establishes limitations to a local government’s
ability to deny, reduce the density of, or make infeasible housing development projects that are
consistent with objective local development standards and contribute to meeting housing need.

The Project site involves the subdivision of two (2) lots into 12 small lots for the construction of a
12-unit small lot development in the RD1.5-1 Zone of which one small lot home will be set aside
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for a Very Low Income (VLI) Household. One (1) small lot home will be constructed at each of the
small lot subdivisions.

The following sections discuss the Project’s consistency with the West Adams — Baldwin Hills —
Leimert Community Plan and its Residential Design Guidelines, the Housing Element, the Small
Lot Design Standards, and the Framework Element.

West Adams — Baldwin Hills — Leimert Community Plan

The Project site is located in the RD1.5 Zone (“Restricted Density Multiple Dwelling Zone”) and
contains a General Plan land use designation of Low Medium Il Residential under the Multi-Family
Neighborhoods land use category. The Low Medium Il Residential designation corresponds to
the RD1.5 and RD2 Zones and therefore the project site is consistent with the land use
designation. The Community Plan acknowledges the need to stabilize and increase
homeownership, provide housing that is affordable to a mix of income ranges, and to maintain
the prevailing neighborhood scale and character. The Project addresses these concerns with the
net increase of 10 dwelling units on the Project site (two (2) existing units will be demolished to
permit the construction of 12 new small lot homes). While the Project will be greater in height than
many one- and two-story single-family households in the neighborhood, each small lot home will
be consistent with the maximum building height permitted in the RD1.5-1 Zone at 45 feet and
unlimited stories. A majority of the small lot homes proposed by the Project will be approximately
45 feet in height encompassing four-stories, and one small lot home will be 37 feet in height
encompassing three-stories. In addition, within the past 15 years multiple housing development
projects have been approved by the City that are similar in scale to the proposed Project. For a
list of these housing development projects please refer to page. A-15, “Response to 2)”. The
Project is consistent with the following Goals and Land Use policies outlined in the Community
Plan.

Goal LU7 A community that promotes an environment of safe, inviting, secure and high-
quality multi-family neighborhoods for all segments of the community.

LU7-1 Address Diverse Resident Needs. Strive for the conservation/ preservation
of existing assisted affordable and non-assisted housing stock and in
particular rent-stabilized units, and for the development of new housing,
including restricted affordable housing, to address the diverse economic
and physical needs of the existing residents and projected population of
the Community Plan Area to the year 2030.

LU7-2 Context Sensitive Housing. Encourage development parameters that
ensure multi-family designated lands provide for adequate housing that is
contextually sensitive to desirable prevailing neighborhood character.

LU7-3 Compliance with Design Guidelines. Recommend that new multi-family
residential development be designed in accordance with the adopted
Citywide Residential Design Guidelines.

LU7-4 CPTED. Pursue urban design strategies that reduce street crime and
violence such as Crime Prevention Through Environmental Design
(CPTED) (e.g., “defensible space,” “eyes on the street,” and pedestrian-
friendly lighting) without creating barriers that disconnect neighborhoods.
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LU7-5 Graffiti Abatement. Pursue urban design strategies that effectively address
graffiti abatement.

LU7-6 Community Engagement. Sponsors of new development projects should
initiate early and frequent communication with community residents.

As discussed, the Project will increase homeownership opportunities and affordable housing in
the neighborhood with the development of 11 market-rate and 1 affordable unit. The Project is
consistent with the Citywide Design Guidelines and the Small Lot Design Guidelines. The Project
features windows and balconies that overlook the adjacent streets and center driveway which
creates a sense of transparency and connectiveness between the site and the surrounding
neighborhood. The Applicant maintained communication with the community and redesigned the
Project upon hearing their feedback following the Deputy Advisory Agency hearing on May 22,
2024. With the Project’s redesign additional articulation was added to the street-facing facade,
step backs from the roof decks were increased to address privacy and noise concerns, and the
proposed building heights were reduced to 45 feet consistent with the permitted height in the
RD1.5-1 Zone. These revisions help create a more attractive design that would be more
characteristic and in scale with the neighborhood.

Goal LU8 A community that preserves, conserves and enhances the varied and distinct
residential character, scale and integrity of existing multi-family neighborhoods.

LU8-1 Architectural Compatibility. Seek a high degree of architectural
compatibility and landscaping for new and infill development to protect the
character and scale of existing multi-family residential neighborhoods.

LU8-3 Analyze Impacts. Consider factors such as neighborhood character and
identity, compatibility of land uses, impact on livability, impacts on services
and public facilities, and impacts on traffic levels when changes in multi-
family residential densities are proposed.

LU8-4 Preserve View Corridors. Encourage the preservation of existing signature
view corridors throughout the Community Plan and especially from hillside
areas.

The Project has been conditioned to incorporate a variety of building materials and architectural
components to create visually interesting building fagades and minimize impacts on surrounding
properties. The Project will utilize metal standing seam panels, cedar panels, aluminum framing,
stucco, and glass for the massing of the small lot homes to create a clear and coherent design.
The Project will also provide street trees along Preuss Road to protect residents and pedestrians
from rain and excessive sunlight. After listening to the community’s concerns regarding the scale
and character of the Project, the Applicant redesigned the Project as discussed above to create
a more attractive design that is suitable with the character of the neighborhood. The Project’s
impact on services, public facilities, and traffic have been analyzed with the preparation of
numerous technical reports. The reports conclude that the Project will not have a significant
impact on services, public facilities, and traffic.

Goal LU9 A community of neighborhoods where social capital is promoted by ensuring
the provision of adequate housing for all persons regardless of income, age,
racial or ethnic background.
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LU9-1 Affordability. Prioritize housing that is affordable to a broad cross-section
of income levels and that provides the ability to live near work and achieve
homeownership.

LU9-2 Mixed-income Neighborhoods. Strive to eliminate residential segregation
and concentrations of poverty by promoting affordable housing that is
integrated into mixed-income neighborhoods.

The Project will provide mixed-income housing with the construction, use, and maintenance of 12
small lot homes for sale. Eleven (11) of the units proposed will be sold at market-rate and one (1)
unit will be set aside for a Very Low Income (VLI) Household. The small lot homes would be
capable of accommodating a range of household sizes with at least three bedrooms. In addition,
each unit will feature an elevator for individuals with mobility and accessibility needs. Therefore,
the Project will contribute to the development of mixed-income housing for all household types.

Goal LU10 A community that supports cohesive neighborhoods and lifecycle housing to
promote health, well-being and safety.

LU10-1  Neighborhood Continuity. Promote neighborhood continuity by targeting
new affordable, market-rate and workforce housing for existing residents
and tailoring development standards to established neighborhood
character.

LU10-2 Complete Streets. Support healthy aging in place and childhood
development by promoting safe, “complete” streets with multiple housing
types within neighborhoods.

LU10-3  Universal Design. Promote housing practices that nurture aging in place
through universal design within the various housing types available within
neighborhoods.

LU10-4 Individual Choice. Promote greater individual choice in type, quality, price
and location of housing.

LU10-5 Minimize Displacement. Encourage that new housing opportunities
minimize displacement of existing residents, in particular extremely-low,
very-low and low-income households.

LU10-6 Increase Homeownership. Provide for development of townhouses and
other similar condominium type housing units to increase homeownership
options.

LU10-9  Cluster Housing. Encourage clustering of housing units to help decrease
the effective cost of land per dwelling unit and utilize the natural terrain to
its best advantage.

The Project will increase housing density and opportunity at the existing site with the subdivision
of two (2) lots into 12 small lots for the construction of a 12-unit small lot development. With the
replacement of the existing two (2) single-family houses developed at the site, the Project will
result in a net increase of 10 dwelling units. As such, the Project will increase homeownership
with 11 small lot homes sold at market-rate and one (1) unit reserved for a Very Low Income (VLI)
Household. These units would provide a minimum of three bedrooms and an elevator to
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accommodate households of various sizes and accessibility needs. The small lot homes will be
accessible through a central driveway from Preuss Road and the eastern adjacent alley. Access
to the Project site from both corridors will improve connectivity to and from the site and distribute
traffic more evenly through the neighborhood. In addition, the Project will enhance the pedestrian
experience with the addition of three (3) street trees along the parkway of South Preuss Road.

Goal LU11l: A community where new housing is located in a manner which reduces
vehicular trips and makes it accessible to services and facilities.

LU11-1 Higher Density Residential Near Transit. Encourage higher residential
densities near commercial centers, light rail transit stations and major bus
routes where public service facilities, utilities and topography will
accommodate this development.

The Project site is located one block east of Robertson Boulevard which functions as a mixed-
use corridor developed with residential, housing, and community land uses and is utilized for
public transit use for the Metro Local Bus Line 617 which connects riders between Pico/Robertson
and Culver City.

Community Plan Multi-Family Residential Design Guidelines

Site Planning:

G55 Main pedestrian entrances should be provided where they can be seen immediately
from the primary street(s) of approach. In this regard, main pedestrian entrances
should be prominent to the front of the building, providing views into an interior
courtyard or focal within a landscaped front open space area. The entrance approach
should further be emphasized by employing the use of specialized paving treatments
such as brick, tile or other high quality materials preferably set in sand or other
pervious bedding.

The proposed 12-unit small lot development will feature six units (Units A — F) developed along
the northern portion of the Project site and six units (Units G — L) along the southern portion of
the Project site. Pedestrian pathways along the northern and southern edges of the Project site
will be accessible from Preuss Road and will provide access to the front door entrances to each
of the proposed 12 small lot homes. Consistent with the Small Lot Design Standards, each small
lot home will integrate design elements that will enhance the project design, circulation, and user
experience with a recession from the building facade, entryway landing areas featuring unique
paving materials and textures, and a side lite window panel. In addition, each unit will feature
balconies that are oriented towards the street frontage and central driveway, away from the
adjacent residential properties.

Building Design:

G56 The design of all buildings should strive to be of a quality and character that improves
community appearance by avoiding excessive variety and monotonous repetition. To
achieve this, the volume of all buildings should be composed of a vocabulary of form
and shapes that employ attractive and complementary building materials and
architectural features.
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G57  All exterior building walls should try to provide a break in the plane, or a change in
material at least every 20 feet in length and every 15 feet in vertical height. This may
be achieved through simple articulation or the introduction of an architectural detail.

G58 In general, plaster or stucco finishes should not occupy more than 60% of the surface
area of any exterior elevation.

G59 All buildings should feature at least three types of complimentary building materials to
exterior building facades. Aluminum framed windows or doors, that are flush with the
plane of the building should not be included as an additional material. Accents such
as, wood frames around windows or doors, decorative glass block, brick, tile and the
like are materials that are encouraged as accents.

The Project will be consistent with the above Design Guidelines and the Small Lot Design
Standards which provide guidance for building orientation, primary entryways, facade articulation,
roofline variation, building modulation, pedestrian pathways, landscaping, and common open
space areas for the proposed 12-unit small lot development. On April 22, 2024, the Project
received Administrative Clearance under Case No. ADM-2023-6116-SLD. As determined in the
Small Lot Design Checklist, the Project will incorporate at least two high quality building materials
to create variations in building massing, balconies, window treatments, breaks in the facade
plane, and other architectural features to create a cohesive and well-articulated project.
Consistency with these guidelines and standards will help create a clear and coherent design that
respects the surrounding residential properties.

Storage and Trash Areas:
G60 Stand alone trash enclosures that are not located within the parking garage of the
building should be designed to be compatible with the architectural vocabulary of the
building and enclosed by a minimum five foot high, decorative masonry wall.

G62 Each trash area should have a separate area for the containment of trash receptacles.

The Project will feature an outdoor trash enclosure at the rear of the site that will serve all 12 small
lot homes.

Housing Element 2021-2029

According to the Housing Element one of the Citywide Housing Priorities is to address the housing
shortage by increasing the production of new housing, particularly affordable housing. This is
expressed through the following goals, objectives, and policies.

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

Objective 1.1 Forecast and plan for existing and projected housing needs over

time with the intention of furthering Citywide Housing Priorities.

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

Policy 1.1.9 Develop and integrate anti-displacement strategies that
further Citywide Housing Priorities into land use and
planning strategies.

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

Policy 1.2.1  Expand rental and for-sale housing for people of all income
levels. Prioritize housing developments that result in a net
gain of Affordable Housing and serve those with the greatest
needs.

Policy 1.2.2  Facilitate the construction of a range of different housing
types that addresses the particular needs of the city’s
diverse households.

Goal 2 A City that preserves and enhances the quality of housing and provides greater
housing stability for households of all income levels.

Objective 2.1 Strengthen renter protections, prevent displacement and increase
the stock of affordable housing.

Policy 2.1.1  Incentivize and/or require the preservation and replacement
of affordable housing, so demolitions and conversions do
not result in the net loss of the City’s stock of accessible,
safe, healthy and affordable housing.

Objective 2.2 Promote more affordable ownership opportunities and ownership
retention strategies, with an emphasis on stability and wealth
building for underserved communities.

Policy 2.2.1 Expand ownership models that increase the ability
for households to attain homeownership, including
alternative forms of shared- and limited-equity
ownership.

The Project site is located in the RD1.5 Zone (“Restricted Density Multiple Dwelling Zone”) and
contains a General Plan land use designation of Low Medium Il Residential under the Multi-Family
Neighborhoods land use category. The Low Medium Il Residential designation corresponds to
the RD1.5 and RD2 Zones and therefore the Project site is consistent with the land use
designation. Regarding density, the RD-1.5 Zone permits a density of one (1) unit per 1,500
square feet of lot area. As such, the Applicant would be permitted to construct a maximum of 12
dwelling units on the subject property, based on the net lot area of 17,927.4 square feet (17,927
+ 1,500 = 12). For the purposes of calculating density, the net lot area includes the lot area (17,124
square feet) and one-half the area of the eastern adjacent alley (803.4 square feet). With 12 small
lot homes proposed, the Project’s density is within the maximum allowable for the RD1.5 Zone.

The Housing Element acknowledges housing development constraints including lengthy and
complicated entitlement and permitting processes. The Housing Element highlights several
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implementation programs that can help carry out its goals including Innovations in Subdivisions
through the Small Lot Subdivision Ordinance, one of several programs which aims to carry out
the creation of more equitable and affordable options that meet the City’s needs. The Ordinance
will help facilitate the development of smaller and new types of subdivisions that permit detached,
fee simple home ownership, and thus more affordable alternatives of for-sale housing types. On
July 12, 2024, the Advisory Agency approved Vesting Tentative Tract Map No. 84089-SL-HCA
for the subdivision of two (2) lots into 12 small lots for the construction of 12 small lot homes. One
small lot home will be constructed at each of the 12 small lots and will be available for sale. Eleven
small lot homes will be for sale at market-rate and one (1) small lot home will be set aside for sale
for a Very Low Income Household. The Project will comply with the replacement and tenant
protections outlined in the Housing Crisis Act of 2019 (SB 8) Replacement Unit Determination
letter, dated July 6, 2023, by replacing one (1) existing single-family dwelling unit with a unit
equivalent in type for a Very Low Income Household. The small lot homes will be capable of
accommodating a range of household sizes with each small lot home offering a minimum of three
bedrooms. In addition, each unit will feature an elevator for individuals with mobility and
accessibility needs. Therefore, the Project will contribute to the development of mixed-income
housing for all household types.

Small Lot Design Standards

The Project is consistent with the small lot subdivision ordinance and the Small Lot Design
Guidelines. In 2005, the City of Los Angeles adopted the Small Lot Subdivision Ordinance
(“Ordinance”) which introduced a new housing typology to the City. The new housing type, a small
lot home, was enabled by the Ordinance’s subdivision regulations that permitted fee-simple
homeownership of homes located on conventionally smaller lots and in zones where apartment
units would be permitted by-right. In 2018, the Ordinance was updated with tools to improve a
project’'s compatibility with existing by-right zoning and neighborhood contexts.

On April 22, 2024, the project received Administrative Clearance for the proposed small lot
subdivision under Case No. ADM-2023-6116-SLD.

The Project complies with applicable sections of the Small Lot Design Standards Checklist
including Building Design, Pedestrian Connectivity and Access, and Landscaping as shown in
Exhibit F of this report. Primary entryways to each small lot home will be provided through two
pedestrian walkways along the northern and southern edges of the site. Each small lot home will
feature facade articulation which include the use of high-quality building exterior building
materials, window treatments, breaks in the fagade, and variations to the building plane. The
Project will feature balconies oriented towards the center driveway and the street which will
enhance building articulation and address potential privacy and noise impacts. The placement
and articulation of the windows will also break up the fagade and add transparency. The small lot
homes will feature varied rooflines with the incorporation of step backs, outdoor stairwells, and
corner balconies that are carried up to the roofline. In addition, the proposed small lot homes will
provide the gaps and breaks in facade between one another to address building mass variation.
Following the Deputy Advisory Agency hearing held on May 22, 2024 and listening to community’s
concerns regarding the scale of the development, the Applicant submitted revised plans that
provided additional articulation to the street-facing facade, increased step back of the proposed
roof decks, and decreased the height of the proposed small lot homes to 45 feet consistent with
the height permitted int the RD1.5-1 Zone. Planning staff has reviewed the revisions to the
project’s design in conjunction with the Small Lot Design Standards Checklist and found that the
subdivision remains consistent with the Small Lot Design Standards.
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Framework Element

It is the intent of the Framework Element to maintain existing stable multi-family residential
neighborhoods. In those stable neighborhoods characterized by a mix of densities and dwelling
types, permitted densities may be reduced to levels consistent with the character of the entire
area in order to minimize impacts on infrastructure, services, and/or maintain or enhance the
residents' quality of life.

The following presents goals, objectives, and policies related to land use and housing in the City
of Los Angeles.

Goal 3C Multi-family neighborhoods that enhance the quality of life for the City's existing
and future residents.

Objective 3.7 Provide for the stability and enhancement of multi-family residential
neighborhoods and allow for growth in areas where there is
sufficient public infrastructure and services and the residents'
quality of life can be maintained or improved.

Policy 3.7.1 Accommodate the development of multi-family residential
units in areas designated in the community plans in
accordance with Table 3-1 and Zoning Ordinance densities
indicated in Table 3-3, with the density permitted for each
parcel to be identified in the community plans.

The Project site is zoned RD1.5-1 and contains a General Plan land use designation of Low
Medium Il Residential. According to Table 3-1 (Land Use Standards and Typical Development
Characteristics) and Table 3-3 (Zoning Ordinance Densities) of the Framework Element,
properties with this zoning and land use designation permits a density of 18 — 29 units per net
area. This formula results in a calculation of 7-12 dwelling units for the Project site with a net area
of 17,927 square feet. The Project proposes 12 dwelling units and therefore the Project is
consistent with the density informed by these Tables.

Goal 4A An equitable distribution of housing opportunities by type and cost accessible
to all residents of the City.

Objective 4.1 Plan the capacity for and develop incentives to encourage
production of an adequate supply of housing units of various types
within each City subregion to meet the projected housing needs by
income level of the future population to the year 2010.

Policy 4.1.1 Provide sufficient land use and density to accommodate an
adequate supply of housing units by type and cost within
each City subregion to meet the twenty-year projections of
housing needs.

Policy 4.1.4 Reduce overcrowded housing conditions by providing
incentives to encourage development of family-size units.

Policy 4.1.6 Create incentives and give priorities in permit processing for
low- and very-low income housing developments
throughout the City.
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With the redevelopment of the Project site, the Project will contribute to the production of housing
in the City by proposing a net increase of 10 dwelling units. The two (2) existing single-family
houses on the Project site will be replaced with the proposed 12-unit small lot development. As
previously discussed, the Project will provide mixed-income housing with 11 units proposed for
sale at market-rate and one (1) unit proposed for sale for a Very Low Income Household. Each
small lot home will provide a minimum of three bedrooms and therefore can accommodate a
range of household sizes. Additionally, each unit will feature an elevator for individuals who
require mobility assistance, i.e. senior citizens. As such, the Project supports the Framework
Element’s goal of providing housing opportunities to all residents of the City.

Response to 2):

The Project site is located in a predominately single-family neighborhood developed with one-
and two-story houses. However, within the past 15 years, several properties along South Preuss
Road (between West Sawyer Street and West Guthrie Avenue) have been or are in the process
of being redeveloped into larger-scale homes. A few of these housing developments include the
following:

Address Description Height

1901 S. Preuss Rd Five-unit condominium Three-stories

1953 S. Preuss Rd Six-unit small lot development 44 feet, four-stories
1959 S. Preuss Rd Six-unit small lot development 45 feet, four-stories
1967 S. Preuss Rd Two-unit duplex Four-stories

1973 S. Preuss Rd Five-unit small lot development 45 feet, four-stories

Several of these developments include small lot developments that would be similar in scale to
the proposed 12 small lot homes. Similar to the approved small lot developments, the Project
site is located in the RD1.5-1 Zone and contains a General Plan land use designation of Low
Medium Il Residential under the Multi-Family Neighborhoods land use category. The Project will
be consistent with the density, height, and yard requirements of the RD1.5-1 Zone including a
maximum building height of 45 feet. In addition, the Project will be consistent with the goals,
policies, and design guidelines of Multi-Family Residential land uses as discussed in Staff's
response above (see Response to 1)).

Although the Project is not characteristic of the dominant single-family housing typology that had
been developed along South Preuss Road decades earlier, it follows many redeveloped
properties in the community that have increased their density and proposed larger-scale housing
options. This is consistent with the goals of the General Plan that support the equitable distribution
of housing opportunities by type and cost accessible to all residents of the City.

On April 22, 2024, the Project received Administrative Clearance for the proposed small lot
subdivision under Case No. ADM-2023-6116-SLD. The Project complied with applicable sections
of the Small Lot Design Standards Checklist including Building Design, Pedestrian Connectivity
and Access, and Landscaping. Following the Deputy Advisory Agency hearing held on May 22,
2024, and listening to community’s concerns regarding the scale of the Project, the Applicant
addressed these concerns by providing additional articulation to the street-facing facade,
increasing the step back of the proposed roof decks, and decreasing the height of the proposed
small lot homes to 45 feet consistent with the RD1.5-1 Zone. Planning Staff reviewed the revisions
to the project’s design in conjunction with the Small Lot Design Standards Checklist and found
that the subdivision remains consistent with the Small Lot Design Standards. Therefore, the
project is consistent with the Community Plan and the Small Lot Design Standards.
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Response to 3):

Contrary to CD-10’s assertion that the proposed small lot division and the construction of a 12-
unit small lot development will introduce an inappropriate number of new vehicles through the
rear alley to the detriment of the adjacent property owners and will it exacerbate traffic congestion
and hinder emergency vehicle access along Preuss Road, this is not the case as demonstrated
in the traffic data prepared for this Project (see Exhibit H). The Los Angeles Department of
Transportation (LADOT) utilizes a Vehicle Miles Traveled (VMT) Calculator as a project-screening
criteria to determine if a project will require a VMT Analysis. With the demolition of the two existing
single-family houses and the construction of 12 small lot homes, the Project will not exceed a
daily trip threshold of 250 trips with 38 net daily trips and therefore the Project is not required to
perform a VMT Analysis. In addition, Planning and LADOT staff completed a Transportation Study
Assessment form on May 24, 2024 and found that the proposed project is not required to conduct
an Access, Safety, and Circulation Evaluation or an Access Assessment. LADOT has reviewed
the circulation plan and did not determine that any unusual circumstances exist with ingress and
egress from both Preuss Road and the eastern adjacent alley. With the proposed subdivision, the
Project will comply with the requirements set forth by the Bureau of Engineering. The Project will
provide the required street dedications and improvements, as well as 2.5-foot dedication along
the alley to complete a 10-foot-wide half alley as conditioned in Condition No. 2 of the
Determination Letter. In order to complete the 20-foot-wide full alley, the property located at 1905
Shenandoah Street would need to provide a 2.5-foot at the rear portion of their lot that abuts the
alley. Therefore, the Project will not increase hazards due to a geometric design feature or
incompatible uses due to ingress/egress at the eastern adjacent alley.

Response 4):

Regarding CD-10’s claim that the Project’s construction and haul route phases were not included
in a VMT calculation, an analysis of the Project’s transportation impacts during construction is not
required. As assessed under the Housing Element Streamlining Checklist prepared for this
Project (see Exhibit H), a Construction Management Plan or Traffic Demand Management Plan
are not required for this Project as determined by the Los Angeles Department of Transportation
(LADOT). According to LADOT’s Transportation Assessment Guidelines (TAG), “a project is
required to analyze transportation impacts during its construction phase if the construction
activities are expected to cause significant disruptions to the surrounding transportation network.
This includes potential impacts such as lane closures, street parking removal, sidewalk closures,
or detours that could affect vehicular, pedestrian, or bicycle traffic.” The proposed Project does
not involve lane or sidewalk closures, street parking removal, or detours affecting vehicular,
pedestrian, or bicycle traffic. In addition, as discussed above under Response to 3), LADOT
utilizes a Vehicle Miles Traveled (VMT) Calculator as a project-screening criteria to determine if
a project will require a VMT Analysis. With the demolition of the two existing single-family houses
and the construction of 12 small lot homes, the Project will not exceed a daily trip threshold of 250
trips with 38 net daily trips and therefore the Project is not required to perform a VMT Analysis. In
addition, Planning and LADOT staff completed a Transportation Study Assessment form on May
24, 2024 and found that the proposed project is not required to conduct an Access, Safety, and
Circulation Evaluation or an Access Assessment. LADOT has reviewed the circulation plan and
did not determine that any unusual circumstances exist with ingress and egress from both Preuss
Road and the eastern adjacent alley. Therefore, an analysis of the Project’s transportation
impacts during construction is not warranted nor required.
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Response 5):

CD-10 contends that the Project will increase hazards due to geotechnical design features by
overwhelming the existing draining systems or exacerbating soil infiltration and instability,
flooding, or erosion. However, this is not the case based on the conclusions found in the Geology
and Soils Reports prepared for the project site in 2021 and 2023, respectively, and a Site Methane
Investigation Report prepared in 2022 (see Exhibit H). On May 5, 2024, the Los Angeles
Department of Building and Safety (LADBS) issued a Geology and Soils Report Approval Letter
and found that the referenced reports are acceptable provided that a set of conditions be complied
with during site development. These conditions were included in the Determination Letter for the
subject Vesting Tentative Tract Map under Condition Nos. 11 — 57. The Project is required to
comply with these conditions to obtain permits and proceed with development. In addition, the
Project will also need to comply with the City’s stormwater management ordinances. Regarding
methane at the Project site, the Site Methane Investigation Report found that the Project requires
no methane mitigation system. As such, the Project will not result in the increase of hazards due
to any geotechnical design features.

Housing Element Streamlining Checklist

Following City Council’s decision to uphold the CEQA appeal and remand the Vesting Tentative
Tract Map appeal back to the CPC, the City Planning Department in consultation with the
Applicant prepared documentation and additional technical studies that align with the Los Angeles
Citywide Housing Element 2021-2029 Environmental Impact Report (Program EIR). Using CEQA
Guidelines Section 15168, many housing projects may use the Program EIR as their
environmental clearance if a project can be shown to be within the scope of the program analyzed
in the Program EIR, and its environmental effects are within the scope of environmental impacts
assessed in the Program EIR.

The proposed Project was found to be within the scope of the 2021-2029 Housing Element
Environmental Impact Report (EIR), SCH No. 2021010130, ENV-2020-672-EIR, certified on
November 24, 2021 (Housing Element EIR). The proposed Project, which includes the
development of 12 housing units, is within the scope of the 2021-2029 Housing Element as it will
build out the City’s regional housing needs assessment (RHNA). A CEQA Streamlining Checklist
for a Project Within the Scope of the Housing Element Program EIR, ENV Case No. ENV-2023-
6117-HES (HE Streamlining Checklist), was prepared for the proposed Project (see Exhibit H),
pursuant to CEQA Guidelines Section 15168(c). Section 15168(c) provides for limited
environmental review of subsequent projects under a Program EIR, where the project is found to
be an activity within the scope of the program for which the EIR was prepared, and the impacts
of the project are within the scope of the impacts analyzed in the EIR. Council found that the
Housing Element EIR analyzed the impacts of the build-out of the RHNA, which involves the
development of housing citywide. The HE Streamlining Checklist was prepared by staff to
determine whether the impacts of the proposed project are within the scope of the Housing
Element EIR. The prepared HE Streamlining Checklist supports that the impacts of the proposed
project are within the scope of the Housing Element EIR and that no significant environmental
effects not examined in the Program EIR will occur from the proposed Project. All required
mitigation measures from the Housing Element EIR Mitigation Monitoring Program (MMP) will be
imposed on the proposed project. An MMP for the proposed Project has been prepared for
adoption by the decisionmaker.
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Additional Conditions of Approval

In conjunction with the HE Streamlining Checklist prepared for the proposed Project, the following
environmental conditions of approval shall be considered.

Environmental Conditions

1. The Mitigation Monitoring and Reporting Program (MMRP) included in the Housing
Element Streamlining Checklist (Case No. ENV-2024-4112-HES) have been incorporated
into this project and shall be enforced through all phases of the project. The applicant shall
be responsible for implementing each Mitigation Measure (MM), Substitute Mitigation
Measure, and Implementing Mitigation Measure identified in the MMRP and shall be
obligated to provide certification to the appropriate monitoring and enforcement agencies
that each MM has been implemented.

2. As outlined in the HE Streamlining Checklist that was prepared for the subject project, the
project shall use construction equipment that meets the CARB Tier 4 Final or USEPA Tier
4 off-road emissions for all equipment rated 50 horsepower or greater. A copy of each
unit's certified tier specification or model year specification and CARB or SCAQMD
operating permit (if applicable) shall be available upon request at the time of mobilization
of each applicable unit of equipment.

3. Inadvertent Discovery of Archaeological Resources. In the event that any subsurface
cultural resources are encountered at the project site during construction or the course of
any ground disturbance activities, all such activities shall halt immediately, pursuant to
State Health and Safety Code Section 7050.5. The applicant shall notify the City and
consult with a qualified archaeologist who shall evaluate the find in accordance with
Federal, State, and local guidelines, including those set forth in the California Public
Resources Code Section 21083.2 and shall determine the necessary findings as to the
origin and disposition to assess the significance of the find. If any find is determined to be
significant, appropriate avoidance measures recommended by the qualified archaeologist
and approved by the Department of City Planning must be followed unless avoidance is
determined to be unnecessary or infeasible by the qualified archaeologist. If avoidance is
unnecessary or infeasible, other appropriate measures (e.g., data recovery, excavation)
shall be instituted.

CONCLUSION AND RECOMMENDATION

The report provided herein is specific to those points raised by Council District 10 as it relates to
the Deputy Advisory Agency’s determination 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. For the reasons stated herein, the Advisory Agency did not err or abuse its discretion in
approving Vesting Tentative Tract Map No. 84089-SL-HCA. In addition, the Project was found to
be within the scope of the 2021-2029 Housing Element Environmental Impact Report (EIR), SCH
No. 2021010130, ENV-2020-672-EIR (Housing Element EIR). The proposed Project, which
includes the development of 12 housing units, is within the scope of the 2021-2029 Housing
Element as it will build out the City’s regional housing needs assessment (RHNA). The proposed
map is consistent with the State’s Subdivision Map Act, the City of Los Angeles General Plan, the
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West Adams — Baldwin Park — Leimert Community Plan, and the Los Angeles Municipal Code.
Therefore, staff recommends that the appeal be denied, the decision of the Advisory Agency be
sustained, and that the CPC determine that the Project is within the scope of the program
approved with the 2021-2029 Housing Element for which the 2021-2029 Housing Element
Environmental Impact Report No. ENV-2020-672-EIR; SCH No. 2021010130 (EIR) and
Addendum No. ENV-2020-6762-EIR-ADD1, the impacts of the proposed Project are within the
scope of the EIR and the Addendum; adopt the Mitigation Monitoring Program (MMP) for the
proposed Project, and: adopt the following additional Conditions of Approval:

The Mitigation Monitoring and Reporting Program (MMRP) included in the Housing
Element Streamlining Checklist (Case No. ENV-2024-4112-HES) have been incorporated
into this project and shall be enforced through all phases of the project. The applicant shall
be responsible for implementing each Mitigation Measure (MM), Substitute Mitigation
Measure, and Implementing Mitigation Measure identified in the MMRP and shall be
obligated to provide certification to the appropriate monitoring and enforcement agencies
that each MM has been implemented.

As outlined in the HE Streamlining Checklist that was prepared for the subject project, the
project shall use construction equipment that meets the CARB Tier 4 Final or USEPA Tier
4 off-road emissions for all equipment rated 50 horsepower or greater. A copy of each
unit’s certified tier specification or model year specification and CARB or SCAQMD
operating permit (if applicable) shall be available upon request at the time of mobilization
of each applicable unit of equipment.

Inadvertent Discovery of Archaeological Resources. In the event that any subsurface
cultural resources are encountered at the project site during construction or the course of
any ground disturbance activities, all such activities shall halt immediately, pursuant to
State Health and Safety Code Section 7050.5. The applicant shall notify the City and
consult with a qualified archaeologist who shall evaluate the find in accordance with
Federal, State, and local guidelines, including those set forth in the California Public
Resources Code Section 21083.2 and shall determine the necessary findings as to the
origin and disposition to assess the significance of the find. If any find is determined to be
significant, appropriate avoidance measures recommended by the qualified archaeologist
and approved by the Department of City Planning must be followed unless avoidance is
determined to be unnecessary or infeasible by the qualified archaeologist. If avoidance is
unnecessary or infeasible, other appropriate measures (e.g., data recovery, excavation)
shall be instituted.
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APPEAL APPLICATIONS

(VTT-84089-SL-HCA-1A)



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[ ] Area Planning Commission (APC) City Planning Commission (CPC) [ ] City Council
] Zoning Administrator (ZA) [_] Director of Planning (DIR)

CASE INFORMATION
Case Number: V1 T-84089-SL-HCA
ApN: 4302-020-003; 4302-020-006

Project Address: 1904 — 1906 South Preuss Road

Final Date to Appeal: July 22, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[ | Representative [ ] Property Owner [ ] Applicant [] Operator of the Use/Site
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For Building and Safety Appeals only:
Check all that apply.

[ ] Person claiming to be aggrieved by the determination made by Building and Safety’
[ ] Representative [] Property Owner [ ] Applicant [] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

[] Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ Applicant  [] Interested Party =[] Tenant

APPELLANT INFORMATION

Appellant Name: Arielle Mandell

Company/Organization:
Mailing Address: 1901 S. Shenandoah Street

City: Los Angeles state: CA Zip Code: 90034
310-704-3178 E-mail: ariellemandell@gmail.com

Telephone:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
Self [] Other:

Is the appeal being filed to support the original applicant’s position? [] YES NO

REPRESENTATIVE / AGENT INFORMATION

Representative/Agent Name (if applicable): Kristina Kropp
Company: Luna & Glushon

Mailing Address: 16255 Ventura Blvd., Suite 950
City: Encino State: CA Zip Code: 91436
Telephone: 818-907-8755 E-mail: Kkropp@lunaglushon.com

" Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL
Is the decision being appealed in its entirety or in part? Entire [] Part

Are specific Conditions of Approval being appealed? ] YES NO

If Yes, list the Condition Number(s) here:

On a separate sheet provide the following:
Reason(s) for the appeal
Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.
Kristina Kropp S8 atte S sssim 5o pate: 7-19:24

Appellant Signature:

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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: $172

Reviewed & Accepted by (DSC Planner): Ruben Vasquez
Receipt No.: 200127174736 Date : 07/22/2024

[] Determination authority notified [_] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
[] Appeal Application

[ ] Justification/Reason for Appeal

[ ] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ 1 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).
Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Qriginal Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[ ] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
» Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

[ ] Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDiIs for by-right projects can only be appealed by the Property Owner.

 If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee

[ ] Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.
See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[ | Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ 1 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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JUSTIFICATION TO APPEAL

VTT-84089-SL-HCA
ADM-2023-6116-SLD
ENV-2023-6117-CE

Project Address: 1904-1906 South Preuss Road (the “Property”).

Appellant:  Arielle Mandell, a resident of 1901 S. Shenandoah Street, adjacent to the
Property and therefore most impacted by the determination to approve the Project.

Project: The subdivision of two lots into 12 small lots in the West Adams — Baldwin Hills
— Leimert Community Plan.

Justification for Appeal:

1. The Findings of Fact Cannot be Made in the Affirmative with Substantial
Supporting Evidence

a. The Proposed Map and the Design and Improvement of the
Subdivision will not be Consistent with the West Adams-Baldwin
Hills-Leimert Community Plan, including the Design Guidelines.

The West Adams-Baldwin Hills-Leimert Community Plan (“Community
Plan”) sets forth the following goals and policies:

- Ensure that new construction maintains the consistent two-story
character of the existing neighborhood.

- Maintain single-family neighborhoods that address the diverse socio-
economic and physical needs of current and future residents.

- Seek a high degree of architectural compatibility and landscaping for new infill
development as well as additions to existing structures in order to protect the
character and scale of existing single-family and multi-family residential
neighborhoods.

- Recommend that any proposed development be designed to enhance and be
compatible with adjacent development and topography.

- Encourage development parameters that ensure multi-family designated
lands provide for adequate housing that is contextually sensitive to desirable
prevailing neighborhood character.

The Project maxes out the development envelope and includes an introduction of
an inappropriate number of new vehicles, many of which are proposed to access the
development through a hazardous alley to the detriment of adjacent property owners.

As proposed, the Project fails to provide a high degree of architectural
compatibility, instead proposing a cookie cutter, least affordable option as if it were

1



proposed in any other part of the City, not contextually sensitive to the prevailing
neighborhood character or designed to enhance and be compatible with adjacent
development. Accordingly, the project fails to maintain and address the socio-economic
and physical needs of area’s current residents.

The Project is largely surrounded by single family homes and modest two-story
multi-family residential housing, as specifically described to be the two-story character
of the area. Yet, the Project, at its height and bulk, completely fails to maintain this
inherent identity of the area. Furthermore, the design of the Project, striving for cookie
cutter - “box shape”, least affordable option, completely fails to comply with the
residential design guidelines of the Community Plan.

b. The Site is Not Physically Suitable for the Development

The Project includes an introduction of an inappropriate number of new vehicles,
many of which are proposed to access the development through a hazardous alley to
the detriment of adjacent property owners. This design is not physically suitable for the
development or the surrounding area.

c. The Subdivision is Likely to Cause Substantial Environmental
Damage

For the reasons stated below, the Categorical Exemption was issued in error.
Therefore, the Project is likely to cause substantial environmental damage.

2. The Cateqgorical Exemption was Issued in Error

a. Project Does Not Fit Within a Class 32 Exemption

Under the California Environmental Quality Act (“CEQA”), Class 32 exemptions
apply only if the following criteria is met:

- 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.

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

As set forth above, the Project is not consistent with the Community Plan.

Furthermore, the Project will increase hazards due to a geometric design feature
or incompatible uses due to the ingress/egress at the hazardous alley. The City’s
analysis does not include review of hazards due to a geometric design feature or
incompatible uses. Furthermore, the provided VMT calculations do not include a
construction VMT analysis, or the VMT calculations for haul route. Under CEQA, the
whole of the Project must be assessed.



b. Exceptions to a Categorical Exemption Apply

All exemptions are inapplicable when the cumulative impact of successive
Projects, over time is significant. Cal.Code Regs. Tit. 14 §15300.2(b).

Here, the cumulative impact analysis narrowly focuses on three projects within
500 feet, missing many large multi-family residential projects and their impacts on the
area immediately outside such narrow radius.

Furthermore, 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. Cal.Code Regs. Tit. 14 §15300.2(c).

Here, the Project will increase hazards due to a geometric design feature or
incompatible uses due to the ingress/egress at the hazardous alley. Furthermore, the
Project is largely surrounded by single family homes and modest two-story multi-family
residential housing, as specifically described to be the two-story character of the area. It
is an identified, uniquely situated community. The aesthetic impacts of such a drastic
change will have a significant impact on environment.



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[ ] Area Planning Commission (APC) City Planning Commission (CPC) [ ] City Council
] Zoning Administrator (ZA) [_] Director of Planning (DIR)

CASE INFORMATION
Case Number: V1 T-84089-SL-HCA
ApN: 4302-020-003; 4302-020-006

Project Address: 1904 — 1906 South Preuss Road

Final Date to Appeal: July 22, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[ | Representative [ ] Property Owner [ ] Applicant [] Operator of the Use/Site
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For Building and Safety Appeals only:
Check all that apply.

[ ] Person claiming to be aggrieved by the determination made by Building and Safety’
[ ] Representative [] Property Owner [ ] Applicant [] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

[] Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ Applicant  [] Interested Party =[] Tenant

APPELLANT INFORMATION
Appellant Name: Concerned Residents of Shenandoah Street

Company/Organization:

Mailing Address: 16255 Ventura Blvd., Ste. 950
city: Encino state: CA Zip Code: 91436
818-907-8755 kkropp@Ilunaglushon.com

Telephone: E-mail:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
Self [] Other:

Is the appeal being filed to support the original applicant’s position? [] YES NO

REPRESENTATIVE / AGENT INFORMATION

Representative/Agent Name (if applicable): Kristina Kropp
Company: Luna & Glushon

Mailing Address: 16255 Ventura Blvd., Suite 950
City: Encino State: CA Zip Code: 91436
Telephone: 818-907-8755 E-mail: Kkropp@lunaglushon.com

" Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL
Is the decision being appealed in its entirety or in part? Entire [] Part

Are specific Conditions of Approval being appealed? ] YES NO

If Yes, list the Condition Number(s) here:

On a separate sheet provide the following:
Reason(s) for the appeal
Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.
Kristina Kropp S kattsossm 57 pate: 7-19:24

Appellant Signature:

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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: $172

Reviewed & Accepted by (DSC Planner): Ruben Vasquez
Receipt No.: 200127175379 Date : 07/22/2024

[] Determination authority notified [_] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
[] Appeal Application

[ ] Justification/Reason for Appeal

[ ] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ 1 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).
Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Qriginal Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[ ] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
» Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

[ ] Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDiIs for by-right projects can only be appealed by the Property Owner.

 If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee

[ ] Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.
See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[ | Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ 1 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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JUSTIFICATION TO APPEAL

VTT-84089-SL-HCA
ADM-2023-6116-SLD
ENV-2023-6117-CE

Project Address: 1904-1906 South Preuss Road (the “Property”).

Appellant:  Concerned Residents of Shenandoah Street, owners and residents of
properties in the immediate vicinity of the proposed Project and therefore most impacted
by the determination to approve the Project.

Project: The subdivision of two lots into 12 small lots in the West Adams — Baldwin Hills
— Leimert Community Plan.

Justification for Appeal:

1. The Findings of Fact Cannot be Made in the Affirmative with Substantial
Supporting Evidence

a. The Proposed Map and the Design and Improvement of the
Subdivision will not be Consistent with the West Adams-Baldwin
Hills-Leimert Community Plan, including the Design Guidelines.

The West Adams-Baldwin Hills-Leimert Community Plan (“Community
Plan”) sets forth the following goals and policies:

- Ensure that new construction maintains the consistent two-story
character of the existing neighborhood.

- Preserve, conserve and enhance the positive characteristics of existing
neighborhoods that are the foundation for community identity.

- Strive to protect existing single-family and low-density residential
neighborhoods from encroachment by higher density residential and other
incompatible uses.

- Consider factors such as neighborhood character and identity, compatibility of
land uses, impact on livability, impacts on services and public facilities, and
impacts on traffic levels when changes in residential, including multi-family
residential densities, are proposed.

- Strive to maintain neighborhood continuity by targeting new proposed
affordable housing to serve existing residents and be designed to
complement established neighborhood character.

The Project is largely surrounded by single family homes and modest two-story
multi-family residential housing which is in line with the described two story character of
the area. As proposed, the Project, at its height and bulk completely fails to maintain
this very important identity of the area.



Maxing out the envelope and proposing access through a hazardous alley to the
detriment of adjacent property owners, the Project fails to protect the existing residential
neighborhood from encroachment by higher density residential and other incompatible
uses; fails to adequately consider neighborhood character and identity, compatibility of
land uses, impact on livability, impacts on services and public facilities, and impacts on
traffic levels; and fails to maintain neighborhood continuity.

The design of the Project, striving for cookie cutter, least affordable option,
completely fails to comply with the residential design guidelines of the Community Plan.

b. The Site is Not Physically Suitable for the Development

For all the reasons stated above, the site is not physically suited for the
development or the Project. Most egregiously, it proposes access through a hazardous
alley to the detriment of adjacent property owners.

c. The Subdivision is Likely to Cause Substantial Environmental
Damage

For the reasons stated below, the Categorical Exemption was issued in error.
Therefore, the Project is likely to cause substantial environmental damage.

2. The Categorical Exemption was Issued in Error

Under the California Environmental Quality Act (“CEQA”), a lead agency has the
initial burden to show that substantial evidence supports its determination that the
categorical exemption applies. The City has failed to do so.

A Class 32 only available where “approval of the project would not result in any
significant effects relating to traffic, noise, air quality, or water quality.”

Here, the proposed Class 32 is not supported by substantial evidence because
an increase in hazards due to a geometric design feature (e.g., sharp curves or
dangerous intersections) or incompatible uses is assessed. Notably, the provided VMT
calculations do not include construction VMT, including the haul route. Under CEQA,
the whole of the Project must be assessed.

Furthermore, the Project will increase hazards due to a geometric design feature
or incompatible uses due to the ingress/egress at the hazardous alley.

The Categorical Exemption is also not appropriate due to cumulative impacts.
One of the basic and vital informational functions required by CEQA is a thorough
analysis of whether the impacts of the Project, in connection with other related projects,
are cumulatively considerable. Banning Ranch Conservancy v. City of Newport Beach
(2012) 211 Cal App.4™h 1209. Cumulative impacts can result from individually minor but
collectively significant projects taking place over a period of time. Bakersfield Citizens
for Local Control v. City of Bakersfield (2004) 124 Cal.App.4th 1184; CEQA Guidelines

2



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[ ] Area Planning Commission (APC) City Planning Commission (CPC) [ ] City Council
[] Zoning Administrator (ZA) [] Director of Planning (DIR)

CASE INFORMATION
Case Number: VTT-84089-SL-HCA

apN: 4302020003/4302020006

Project Address:

Final Date to Appeal: Appeal Period Ends: July 22, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[ ] Representative (] Property Owner [ ] Applicant [_] Operator of the Use/Site

Los Angeles City Planning | CP13-7769 [4.30.24] Page 1 of 7



For Building and Safety Appeals only:

Check all that apply.

Person claiming to be aggrieved by the determination made by Building and Safety’
[ Representative L] Property Owner L1 Applicant ] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

[] Person claiming to be aggrieved by the determination made by Housing
[] Representative  [] Property Owner  [] Applicant [ Interested Party  [] Tenant

APPELLANT INFORMATION

Appellant Name: Howard Witkin

Company/Organization:
Mailing Address: 1856 Preuss Road

City: Los Angeles State: CA Zip Code: 90035
3102544676

howardwitkin@gmail.com

Telephone: E-mail:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
[] Self [] Other:

Is the appeal being filed to support the original applicant’s position? ] YES NO

REPRESENTATIVE /| AGENT INFORMATION

Representative/Agent Name (if applicable):

Company:

Mailing Address:

City: State: Zip Code:

Telephone: E-mail:

' Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL
Is the decision being appealed in its entirety or in part? Entire [] Part

Are specific Conditions of Approval being appealed? YES ] NO

If Yes, list the Condition Number(s) here:

On a separate sheet provide the following:
X Reason(s) for the appeal
Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained,in this application are complete and true.
M@ Date:  7/17/24

Appellant Signature:/

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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):

Receipt No.: Date :

[] Determination authority notified [] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application

System (OAS).
APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
Appeal Application

Justification/Reason for Appeal

Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ 1 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[1 Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).

Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[1 Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered QOriginal Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
« Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

[ ] Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDIs for by-right projects can only be appealed by the Property Owner.

 If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.

Los Angeles City Planning | CP13-7769 [4.30.24] Page 5 of 7



1. Appeal Fee

[ 1 Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee

specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

l

[

l

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered QOriginal Applicants. (Not applicable for
Housing appeals).

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[

Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[

l

l

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ 1 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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Reason for the Appeal -Witkin, Howard 1856 Preuss Road
RE:

Vesting Tentative Tract Map No.: 84089-SL-
HCA

Related Cases: ADM-2023-6116-SLD
Address: 1904 — 1906 South Preuss Road
Community Plan: West Adams — Baldwin Hills
— Leimert

July 12, 2024

The Project is using the small lot subdivision process to create 12 residences on a pair of
lots currently supporting two single family homes.

The property design as submitted is in violation of the Design Standards for small lot
subdivisions. It specifically contradicts both the letter and spirit of the design standards in
Chapter 4.

The Guidelines for Height and Massing state:

Well-designed buildings do not “max out” the allowable building massing permitted by
the code --height limits, yard, setbacks--but employ variations in height, massing,
rhythm, and texture to reduce the perceivable massing of the building. These variations
serve dual functions: they help small developments mesh with their surroundings, while
also enhancing the overall quality of the street by providing visual interest and a
pedestrian scale.

The buildings as proposed not only “max out” the allowable building massing permitted by
code, but the developers have proposed exceptions to that code to go beyond even that
limit in the massing of the building. They have requested both removing setbacks, and
adding height (since removed) to inappropriately add additional mass to the project.

Furthermore, the developers have specifically ignored each of the 4 design guidelines on
massing.

1. Use the surrounding built environment to inform decisions about variations in height
and massing.

The builders are proposing a “brutalist” architectural style with large single plane
vertical expanses with minimal texture, windows, setbacks or recognition of the
defined style of the housing stock. The building is replacing two older homes with
classic styling and replacing them with a building styled between the two towers jail



and a public storage facility. The surrounding neighborhood is full of classic
Steinkamp homes. Rather than reflecting the historical beauty of the housing stock
in the neighborhood, They have maxed out the volume and minimized the
architectural interest on the property. This is a complete failure to allow the built
environment to inform design decisions on the project.

2. Avoid excessive differences in height between the proposed development and
adjacent buildings.

The buildings as designed tower over the neighboring single story homes on either side,
and because they are built on the crest that defines the “Crestview” neighborhood, they
loom up to 75 feet high over the homes to the north and east.

3. Provide sufficient space between buildings, articulation along the street frontage,
and visual breaks to diminish the scale and massing.

There is no spacing between buildings, no articulation along the street frontage and no
visual break to diminish the looming feeling of the buildings.

4. Small lot developments should be appropriately designed and scaled to transition from
single-family properties using methods such as step backs, building placement,
driveway location, variations in height, and landscape screening elements.

They have completely ignored this design guideline and provide no stepbacks, screening or
variations in height to scale to the neighborhood. In contrast, they have joined two lots
together and located the driveways in the center of the buildings and pushed the buildings
out to the lot lines. Rather than using driveways as a buffer and transition to the
neighboring properties, they have maximized the impact and contrast in scale with their
neighbors. Doing so allows the builders to use a single driveway for both buildings and
thereby minimize the openspace within the property itself to the detriment of the eventual
owners and tenants. The developer should move the driveways to the edges of the
property and create visual transitions as contemplated in the design guidelines.



This small lot development maxes
out the building envelope and does

not respond 10 surrounding context This illustration in the guidelines
g . showing what should not be done,
Ui il P matches closely the building
\\\ /)/ massing of the proposed
' @ g development. The developer has
d completely violated the guidelines
and has created a massive
55 BrodigiovEicheiR: structure with straight vertical
Dukangs e sma o dvdopment walls looming 4 stories above the

becomes mors compatible with the

surrounding neighborood neighboring single family homes.

In the suggested image below, the
guidelines recommend lowering
, the height of the project along the
bl neighboring properties. Doing so
would also reduce the square
footage of the developed properties, and meet the goals of the ordinance by creating more
affordable housing stock. The current plan to maximize volume to create 2400 square foot
homes that will be priced in the 2.5 million dollar price range does nothing to aid the
affordable housing goals that this project is putatively targeted at.

Building Fagade/rooflines

The developer has chosen to turn all of the homes away from the street with no
“‘communication/interaction” with the neighborhood. Instead he presents the street with a
single plane solid block wall with out of scale tiny windows, no variation in elevations, no
stoops, balconies or articulated rooflines to enhance the neighborhood. If the builder would
reduce the unit count to 10 and keep the setbacks, the dual property is scaled large enough
to easily create a more livable and affordable addition to the neighborhood. The plans as
submitted, ignore 8 out of 10 of the fagade recommendations and 3 out of 4 of the roofline
guidelines.

This project has the opportunity to contribute the the livability and affordability of the
neighborhood. Instead the developer is gaming the system to create the maximum possible
salable square footage ignoring both the affordable housing an livability goals of the
ordinances.

The guidelines themselves state:

Released in 2014, the Design Guidelines were created to accompany the implementation of
the Ordinance and provide examples of best practices in addressing the complexities of
designing small lot developments. The Guidelines are used to inform developers and staff,
and assist project design at the onset of the process. The proposed Design Standards will



go a step further to create specific and enforceable rules addressing site planning, massing
and other project features. All new small lot projects will need to show compliance with
the Design Standards.

The Design Standards will create specific and enforceable rules regarding design
for all small lot homes, including building orientation, primary entryways, facade
articulation, roofline variation, building modulation, pedestrian pathways,
landscaping, and common open space areas. All small lot subdivisions must comply
with the Design Standards through an Administrative Clearance process.

This project fails to conform. As a neighbor who will be forced to
look at this building looming over my yard and home and setting a
destructive example of abusing the process to create more
unaffordable overbuilt buildings, | appeal the approval and
respectfully request that the city send the developer back to the
drawing board to create a project that will benefit the neighborhood
and the city, and that will stay within the bounds and goals of the
ordinance.



815355. Proper cumulative impact analysis is vital under CEQA because the full
environmental impact of a proposed project cannot be gauged in a vacuum. Indeed, one
of the most important environmental lessons that has been learned is that
environmental damage often occurs incrementally from a variety of small sources.
These sources appear insignificant when considered individually but assume
threatening dimensions when considered collectively with other sources with which they
interact. Therefore, cumulative effects analysis requires consideration of “reasonably
foreseeable probable future projects, if any.” Bakersfield Citizens for Local Control v.
City of Bakersfield (2004) 124 Cal.App.4th 1184; Gentry v City of Murrieta (1995) 36
Cal.App.4th 1359, 1414.

Here, the cumulative impact analysis narrowly focuses on three projects within
500 feet, missing many large multi-family residential projects and their impacts on the
area immediately outside such narrow radius.



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

(] Area Planning Commission (APC) X City Planning Commission (CPC) [] City Council
[] Zoning Administrator (ZA) [_] Director of Planning (DIR)

CASE INFORMATION

Case Number: V1 1-84089-SL-HCA

APN:
Project Address: 1904 — 1906 South Preuss Road

Final Date to Appeal: July 22, 2024

APPELLANT

For main entitiement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[] Representative [] Property Owner Applicant [] Operator of the Use/Site
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For Building and Safety Appeals only:
Check all that apply.

X Person claiming to be aggrieved by the determination made by Building and Safety’
[] Representative [] Property Owner [] Applicant [] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

X Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ ] Applicant  [] Interested Party  [] Tenant

APPELLANT INFORMATION

Appellant Name: Meyer Shwarzstein & Susan Kahn

Company/Organization:

1902 Preuss Road

Mailing Address:
City: LOS Angeles State: A Zip Code: 90034
Telephone: 310.717.1829 Bl meyer@brainmedia.com

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
X Self (] Other:

Is the appeal being filed to support the original applicant’s position? ] YES NO

REPRESENTATIVE / AGENT INFORMATION

Representative/Agent Name (if applicable):

Company:

Mailing Address:

City: State: Zip Code:

Telephone: E-mail:

' Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.

les City Planning | CP13-7769 [4.30.24]
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JUSTIFICATION / REASON FOR APPEAL

Is the decision being appealed in its entirety or in part? [] Entire Part
Are specific Conditions of Approval being appealed? ] YES NO

If Yes, list the Condition Number(s) here:

On a separate sheet provide the following:
[l Reason(s) for the appeal
"] Specific points at issue

] How you are aggrieved by the decision

APPLICANT’S AFF!DAVET////‘

| certify that the statements c in this application are gomplete and true.

) : d
Appellant Signature: y (//P//W/p Date: 7,/7)//5‘”

GENERAL NOTﬁ{

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.

/

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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: $172

Reviewed & Accepted by (DSC Planner): _J- Chan
Receipt No.: 200129068219 Date : 7/22/24

(] Determination authority notified ] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application

System (OAS).
APPEAL DOCUMENTS

|t

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
[C] Appeal Application

[] Justification/Reason for Appeal

[] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).
Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

(] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Original Applicants.

[[] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
+ Off-Menu Incentives or Waiver of Development Standards are not appealable.

* Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

X Provide documentation confirming adjacent owner or tenant status is required (e.g., alease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

« WDiIs for by-right projects can only be appealed by the Property Owner.

+ Ifthe WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

* Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

* The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee

Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[

]

X

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[

[

X

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original QOriginal Applicants.

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[] Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

Xl Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.

&ﬁning | CP13-7769 [4.30.24]




Vesting Tentative Tract Map No.: 84089-SL-
HCA

Related Cases: ADM-2023-6116-SLD
Address: 1904 — 1906 South Preuss Road
Community Plan: West Adams — Baldwin Hills
— Leimert

Zone: RD1.5-1

Council District: 10 — Hutt

CEQA No.: ENV-2023-6117-CE

To whom it may concern:

We live at 1902 Preuss Road, neighboring 1904 Preuss Road, the site of the intended
construction.

We have solar panels on our roof which will, the property owner has acknowledged, will be
substantially blocked during several months of the year. The cause of this is twofold - first,
the height of the intended structure and, second, the fact that the structure closes to our
house will be built approximately 8 feet closer to the street than itis now. Our panels face
west and the house next door is to our south. The southern exposure is critical to our
access to the sun.

When we brought this up to the developer, they offered us a $5,000 battery which will not
mitigate the damage caused by the blocked sunlight caused by the development. If we had
accepted the offer, we would have had to forfeit the right to appeal. Given that the damage
is much greater than a $5,000 cost, we rejected it.

The problem is that system is too old to modify — to upgrade its capacity, it would need to
be replaced. Attached is an email from a contractor stating an approximate price of
$28,000 - and that was part of a special deal.

The other way to mitigate the damage is to limit the scope of the project by restricting them
to constructing the building closest to the front to the be aligned with the front of the
current structure.

Our request appears to be in line with the FAQs published in 2016.

Here is an excerpt from the “SMALL LOT SUBDIVISION CODE AMENDMENT AND POLICY
UPDATE FREQUENTLY ASKED QUESTIONS - REVISED June 7, 2016” -

“Based on the recent Council Motion, is the Planning Department adjusting the rules for
Small Lots?



Yes. A comprehensive update of Small Lots is being undertaken by the Planning
Department. It will consist of a three-part update including a Small Lot Code
Amendment, Small Lot Design Standards, and Advisory Agency Map Standards.

e The Code Amendment will require greater front and rear yard setbacks and greater
setbacks when abutting single-family zones (see illustrations below), create a division of
land process for “bungalow court” small lot projects, and establish design standards for
small lot subdivisions with an incidental Administrative Clearance process.”

Given the damage the development will cause to our ability to generate electricity using
solar collectors, and the FAQ as quoted above, we hereby request that you deny the
developer’s request to build the front structure 8 feet in front of where the current
structure stands.

Our other concerns relate to our front gate — which will likely be destroyed during demo
and/or construction, the nature of the current walls between the properties, and
guaranteeing access to our ADU which is very close to their property. The developer
allowed the current renter to attach a water hose support to our ADU without
requesting permission to do so. The developer has offered us no written guarantees or
assurances regarding any of our concerns related to the construction, etc. Given the
pattern of our ongoing discussions about our concerns, we remain concerned.

As it is, many trees will be destroyed, shade will be added to our garden — we’ve planted

dozens of trees since we moved here in 2000. The fagade is unattractive. And that’s not

even mentioning the increased traffic, etc. We know that more housing is needed in LA

and we’re prepared to manage the increased inconvenience, but we’re not prepared to

have our concerns disregarded.

Thank you for your time and attention.

Sincerely,
/3

l\]?aer/Shwarzstein & Susan Kahn

02 Preuss Road

LA, CA 90034
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Solar for my house

Michael Knight <mknight@sunisticsgroup.com> Fri, May 3, 2024 at 3:34 PM
To: Meyer Shwarzstein <meyer@anotherbrainyidea.com>
Cc: David Kidman <dkidman@sunisticsgroup.com>

Hi Meyer:

It looks like a 6kW system works best for you. Ballpark pricing would be around $28K, all-in. A recent update to the tax
credits allows a new solar project to enjoy the tax benefits even if you already realized them from the prior system, so
you would be eligible for the ITC on a new system at 40%.

Thanks,

Michael Knight
Senior Partner
Sunistics Group:

Cell: 323.896.3247 | Email: mknight@sunisticsgroup.com | Website: www.sunisticsgroup.com |

b%lease consider the environment before printing this email or its attachments.


http://323-896-3247/
mailto:mknight@sunisticsgroup.com
http://www.sunisticsgroup.com/

APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entittement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[_] Area Planning Commission (APC) City Planning Commission (CPC) [] City Council
[] Zoning Administrator (ZA) [_] Director of Planning (DIR)

CASE INFORMATION
Case Number: VT 1-84089-SL-HCA

ApN: 4302-020-003 & 4302-020-006
Project Address: 1904 - 1906 South Preuss Road, Los Angeles, CA 90034

Final Date to Appeal: July 22, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

Person, other than the Applicant, Owner or Operator claiming to be aggrieved
[] Representative [_] Property Owner [_] Applicant [_] Operator of the Use/Site
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For Building and Safety Appeals only:
Check all that apply.

Person claiming to be aggrieved by the determination made by Building and Safety’
[] Representative [] Property Owner [] Applicant [_] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

[] Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ ] Applicant [ ] Interested Party  [] Tenant

APPELLANT INFORMATION

Appellant Name: Shelly Rothschild, aka Shelly Rothschild Yekutiel, aka Shelly Rothschild-*

Company/Organization:
Mailing Address: 1908 South Preuss Road

City: Los Angeles State: CA Zip Code: 90034
310-622-3470 E-mail: "othschildlaw@yahoo.com

Telephone:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
Self [] Other:

Is the appeal being filed to support the original applicant’s position? ] YES NO

REPRESENTATIVE / AGENT INFORMATION
Not Applicable

Representative/Agent Name (if applicable):

Company:

Mailing Address:

City: State: Zip Code:

Telephone: E-mail:

' Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL
Is the decision being appealed in its entirety or in part? Entire ] Part

Are specific Conditions of Approval being appealed? YES ] NO

If Yes, list the Condition Number(s) here: See separate document setting forth justifications

On a separate sheet provide the following:
Reason(s) for the appeal
Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.

Appellant Signature: Shelly Rothschild 5’% /&W Date: JuIy 22.2024

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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: $172
Reviewed & Accepted by (DSC Planner): __J- Chan
Receipt No.: 200129073236 Date :  7/22/24

[] Determination authority notified [_] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
[] Appeal Application

[] Justification/Reason for Appeal

[ ] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[] Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).

Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Original Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[ ] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
» Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

[ ] Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDIs for by-right projects can only be appealed by the Property Owner.

» If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee
[]

Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[]

[]

L]

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[]

Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[]

L]

L]

Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

Los Angeles City Planning | CP13-7769 [4.30.24] Page 6 of 7



NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ ] Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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JUSTIFICATIONS AND REASONS FOR APPEAL (the “Appeal”) FROM:

Approval of Vesting Tentative Tract Map No.: 84089-SL-HCA
Related Cases: ADM-2023-6116-SLD

Address: 1904 — 1906 South Preuss Road

Community Plan: West Adams — Baldwin Hills — Leimert
Zone: RD1.5-1

Council District: 10 — Hutt

CEQA No.: ENV-2023-6117-CE

(the above approval is hereinafter the “Approval”)

-PROJECT CASE NUMBER:

-VTT-84089-SL-HCA

OTHER RELATED CASES. ARE NOTED ABOVE IN THE APPROVAL, PLUS:
CPC-2023-6115-DB-HCA

-STAFF ASSIGNED: DAVID WOON

-APPELLANT: SHELLY ROTHSCHILD, AGGRIEVED PERSON, residing at 1908 South
Preuss Road, located directly next to, contiguous with, and adjoining “the Vesting Tentative
Tract Map NO. 84089-SL-HCA (Map Stamped Dated April 8, 2024) Located at 1904 — 1906
South Preuss Road as to Case No. VIT-84089-SL-HCA” (hereinafter the “Project”).

- Without waiving any other grounds for appeal that may appear or that may be or have been
stated by us or by any other appellants and neighbors, and without prejudice to stating additional
issues on appeal, we set forth below the justifications/reasons for the Appeal, specific points at
issue, and how we are aggrieved by the decision are set forth below. We further hereby join in the
appeals to the Approval filed by Howard Witkin, Meyer Shwarzstein, and Arielle Mandel:

-THE APPROVAL VIOLATES THE LOS ANGELES DEPARTMENT OF CITY
PLANNING’S WEST ADAMS-BALDWIN HILLS-LEIMERT COMMUNITY PLAN (the

“Plan”).

GENERAL: The Approval contains ONE HUNDRED AND TWO (102) CONDITIONS, ALL
WITH MULTIPLE SUBCONDITIONS, PLUS ADDITIONAL CONDITIONS UNDER SL-
1-2/S-1, 2, AND 3, SET FORTH OVER NINETEEN (19) PAGES.

Unless and until these conditions have been met in full, the Approval currently violates the Plan,
as set forth below, and the Approval lacks any verifiable and certain basis and foundation, and is
illusory, as many or none of these conditions have been satisfied and many never be achieved. If
this Project does not complete each and every one of this fantasy list of conditions, it will violate
the Plan, destroy a heritage hillside neighborhood, and egregiously injure the health, safety,
privacy, and property of existing senior and other residents, as explained below. In short, the
Approval should not have been granted based solely on speculative promises of conditions that
may never be fulfilled, especially as they are being made by a developer who has been sued for
violations before and may not have sufficient assets to satisfy any damages and/or remediation if
these conditions are not met.




Moreover, the Approval does not discuss the applicability of, and if so, whether the Project
complies with and does not violate, the Los Angeles (“LA”) Character Residential CPIO
Development Regulations; and/or the City’s Baseline Mansionization and Hillside Ordinance
Guidelines and Standards; and/or the Complete Streets Guide requirement to identify how it will
provide for the accommodation of all users of the roadway including motorists, pedestrians,
individuals with disabilities, and seniors.

-VIOLATIONS OF THE PLAN: The Plan sets forth policies and goals that are abrogated by
the Project and therefore the Approval. We have lived on this block for 38 years in a single-
family residence that we chose for its peace, quiet, and expansive city views, so that as seniors
“we can age in place,” a goal promised by the Plan. We are 75 and 78 years old. We are disabled,
unemployed, elderly, sick, and battling cancer. We want to practice our religion, guaranteed by
the First Amendment, and our right to privacy and safety. Under California law, we have the right
to quiet enjoyment of our property, and “the aging in place” guaranteed by the Plan. This will be
destroyed by the Approval.

-A key goal of the Plan is to maintain the existing character of our street, as noted in the Plan
sections cited below. This will be destroyed by the Approval. The Plan notes that our
neighborhood is characterized by single story and two-story main dwelling structures with a
detached garage, featuring generous front and back yards. Most of these neighborhoods were
designed and constructed in the late Nineteenth and early Twentieth centuries. The Approval will
destroy this character by knocking down existing low-level single-family houses and instead
installng directly next to us a mammoth development project, consisting of 4 new towers, each
with 4 floors. The new construction looks more like a prison than a single-family residence. It
will destroy the value, safety, privacy of our home and our health as noted below.

-The block on which my house is located is very narrow and has parking on both sides. As a
result, it has a huge traffic problem: Two cars cannot pass each other at the same time. It is
difficult to get out of driveways as cars speed down our street. Our car recently was rammed by a
speeding car on our block, causing major damage and could have killed my husband. Pedestrians
also use the street to walk to pray in nearby temples and churches, for the elderly and children
crossing the street, and for residents to enjoy a stroll past our hillside homes. The Approval
totally disregards the unique character of our block and the impact the Project will have on
traffic. Not only will the Project have numerous new units, and each unit may be rented to groups
of renters, but also LA recently approved other high-density projects nearby, greatly increasing
the traffic for our block.

-Parking: Our little block has an immense parking problem: there are no places to park many
times during the day and night. This prevents us from having guests, creates difficult for service
personnel, and other invitees. The Approval will exacerbate this problem: there are only two
spaces for each of 12 units and no parking for their guests, groups of renters, service personnel or
invitees. LA keeps approving other projects nearby with little parking. This further worsen an
already intolerable situation but is completely disregarded by the Approval.

-Safety: Contrary to other construction on the other side of Preuss, the Project is being built on a
hillside, where there are no other huge multistory towers. There are unique earthquake, methane,



and utility issues, which the Approval disregards based on flawed or outdated reports as noted
below. Our city views and our privacy, and our essential internet access, also may be egregiously
impacted. Thirteen living trees that help us survive air pollution will be uprooted. The Plan’s
goals for maintaining the character, health and safety, and for seniors on our block to age in
place, will be nullified.

Noted below are the sections of the Plan violated by the Approval:

-Plan LU1.1 The Project Does NOT Address Needs of Diverse Income Groups. The Project is
primarily designed and intended for multi-millionaires who can afford to pay upwards of
$2,000,000.00 for EACH unit. Only 1 of 12 is for another income level, and it is not known if
that in fact will be honored by the developer.

Plan Key Issues: The Project’s new construction does NOT maintain existing low scale
character. The Project consists of 4 huge 4 story buildings that tower over the adjoining
properties, which are one or two story single family residences. -Plan Key Opportunities: The
Project does NOT increase homeownership by providing housing that is affordable to a mix of
income ranges. The Project’s dominant mix is for those with extremely high incomes.

The Project does NOT create single-family residential design guidelines and incentives to
maintain neighborhood character. Like the homes being demolished by the Project, contiguous
homes are single family homes that are one or two stories and built in the 1920s and 1930s. The
Project destroys two existing homes and replaces them with a new huge, towering prison-like
complex directly next to them.

-LU1.2 Safe Environments. Ensure that single-family residential neighborhoods are
maintained to be safe and inviting environments.

-The Project does NOT protect our privacy: trespass by workers, workers, residents looking into
our rooms and yards; it does not install sufficient front and fences between our properties.

-The Project does NOT limit late night construction work. I am 75 years old, disabled, my
husband is 78; and I am batting cancer for the second time. I need rest, not being assaulted by
24/7 construction.

-The Project does NOT prohibit work on the Jewish Sabbath and Jewish holy days. The
developer has refused our request not and will deprive us of our First Amendment right to
practice our religion.

-The Project does NOT require that the developer give notice to us by email and text of work
schedule, days and times. The developer can control this through their contract with the builders.

-The Project does NOT protect us from entry into our property by construction workers and
equipment, and residents.

-The Project does NOT Include us on all developer and contractor insurance in case they damage
our property.



-The Project does NOT provide for immediate notice to us by email and text of any damage to
our property.

-The Project does NOT provide for the developer to enter into a covenant/contract/guarantee
with us that they will fix any damage they cause to our property and/or let us hire someone that
they will pay.

-LU2-1 The Project does NOT:
Strive to protect existing single-family and low-density residential neighborhoods from
encroachment by higher density residential and other incompatible uses.

LU2-3 Architectural Compatibility. Seek a high degree of architectural compatibility and
landscaping for new infill development in order to protect the character and scale of existing
single-family residential neighborhoods.

LU2-4 Analyze Impacts. Consider factors such as neighborhood character and identity, impact on
livability, impacts on services and public facilities, and impacts on traffic levels when changes
in residential densities are proposed.

LU2-5 Preserve View Corridors. Encourage the preservation of existing prominent public vistas
and view corridors throughout the Community Plan Area and especially those from hillside
areas.

LU3: A community that promotes programs that provide greater access to homeownership of
adequate single-family housing for all persons regardless of income, age, cultural, racial or
ethnic identity.

LU3-1 Individual Choice. Promote greater individual choice in type, quality, price and location
of single-family housing.

LU3-2 Affordability. Encourage homeownership and affordable housing options by promoting
the benefits of tax credit and homebuyer incentive programs that involve the reuse and

rehabilitation of existing structures as a viable option to “tear down” redevelopment.

LU4: A community that supports a limit to building intensity and density in hillside areas as
appropriate due to social, cultural or environmental determinants.

LU4-1 Topography and Geology. Consider the steepness of the topography and the suitability of
the geology in any proposal for development within the Community Plan Area.

LU4-2 Compatibility with Adjacent Development. Recommend that any proposed development
be designed to enhance and be compatible with adjacent development and topography.

LU4-3 Maintain Viewsheds. Strive to maintain established viewsheds in hill-side areas.



LU4-4 Minimize Grading. Minimize the amount of grading throughout all hillside areas.

LU6: A community that supports cohesive neighborhoods and lifecycle housing to promote
health and safety.

LU6-1 Neighborhood Continuity. Strive to maintain neighborhood continuity by targeting new
proposed affordable housing to serve existing residents and be designed to complement

established neighborhood character.

LU6-2 Complete Streets. Support healthy aging in place and childhood development by
promoting safe, “complete” streets within low intensity neighborhoods.

LU6-3 Universal Design. Promote housing practices that support aging in place through
universal design within single-family residential structures.

-G1. The Project does NOT:
respect the existing predominant or historic building patterns.

G2. retain the original scale of a home at its elevation closest to the street.

G3. stay consistent with the historic use of materials and details.

G4. Maintain relationship to Adjacent Buildings - Houses should be designed in a manner which
is sensitive to the massing and siting of adjacent structures. In particular, taller portions of new
houses should be kept to a minimum and should endeavor not to “broadside” the outdoor spaces

of adjacent properties.

G18. Adhere to Predominant Setbacks: The predominant historic setback of the front elevation
from the sidewalk should be retained.

G19. use Complimentary Design - The overall size of a house should not dominate neighboring
homes, but should be complementary

and designed to a similar size and scale.

G21. Use Appropriate Scale - Houses should be designed to an appropriate neighborhood scale,
then the major features and details should be scaled to be consistent

G31. use Authentic Details: Details should be an appropriate scale and authentic.
-Furthermore, the Plan is violated by the Approval because:

-The Project does NOT require developer to install sufficient Infill and Shoring if they cause
subsidence. Recent storms and earthquakes may increase impact since their 2017 reports.

-The Project does NOT include a Traffic Control Plan. Two cars cannot pass each other currently
on our block.



-The Project does NOT include an Emergency Response plan in case something goes wrong, i.e.,
earthquake, subsidence, cut-off of utilities, flooding, methane release.

-The Project has NOT checked with all utilities about location underground that may be
disturbed by construction and impact us and make plans to ensure all keep working. We should
get Immediate notice to us by email and text

of any damage to or cessation of utilities.

-We do not know if the Project only will use licensed contractors; Developer must provide us
with name and contact info of all contractors and subcontractors so we can check.

-The Approval does not explain what will occur if the developer does NOT obtain all required
permits, approvals, and consents, and/or does NOT strictly abide by all 105 conditions in the
Approval.

In prior litigation, it was alleged that this developer does not do so. The developer currently is
violating LA law by renting one of the Project properties illegally as an Airbnb.

-The developer appears to be a single asset limited liability company. No information is provided
as to whether it has sufficient, or any assets, to satisfy a judgment for damages for failing to
comply to 105 conditions.

-The Project does NOT provide for any mitigation measures re shaking caused by construction
that may damage our homes.

-The Project does NOT prohibit parking overnight of construction vehicles/machines on our
street.

-The Project does NOT prohibit construction vehicles/equipment blocking of our street by their
vehicles and equipment. -The Project does NOT require clean up of the lot each day to remove
garbage, cover equipment, put away tools and anything that could be dangerous and used to
cause damage, and this endangers us and destroys the appearance of our street.

-The Project does NOT prevent outhouses being installed next to our properties, creating risk of
disease, invading our property with filth and foul smells.

-The Project would exacerbate the already impossible parking situation on our block: There is no
room for guests, service personnel, and other invitees to park at present. The Project has only 2
parking spaces per unit; none for multiple renters, who might lease

the units; invitees, and guests and service personnel. They will park on our street or block our
street so it is impassible.

-The Approval does NOT require that the Project will not block our views, essential to our right
to quiet enjoyment.



-The Project does NOT require the developer to enter into mitigation/remediation contracts to
reduce noise and dust control. We are home all day. [ have head and neck cancer; asthma; and no
immunity.

-The Project does NOT require that nothing will impinge on or overhang our property.

-Contrary to the developer’s noise report, we use all areas of our property. That report relied on
by the Approval therefore is false.

-The Approval does NOT require the developer to provide us immediately with copies of all
permits and final plans when and as issued.

-The Approval does NOT require that the developer advise us immediately of any changes to
plans and reports.

-The Approval does NOT require that there will be no parties on the Project’s roof tops. Such
parties will create noise, danger of thrown items onto our lots; no privacy for us.

-Many of the reports relied upon in the Approval may be based on old data from 2017, 2018,
2019, and 2021. The Approval should have required update of all reports to bring current for
each lot.

-Some of prior expert reports relied on are only for 1904 and do not include 1906 Preuss, which
adjoins our property. The Approval should have required updated reports to include 1906.

-Prior reports relied upon also were for a smaller project, fewer buildings. These reports also do
not take into account recent torrential rains; flooding; and swarms of earthquakes in LA. The
Approval should have required updates.

For all of the above reasons, and others that may appear on appeal, or have arisen or will
arise, or that are set forth in appeals filed by other residents, the Appellant hereby appeals
the Approval of the Project.



APPEAL APPLICATIONS

(VTT-84089-SL-HCA-2A)



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC. For California Environmental Quality Act Appeals use form CP13-7840. For
Building and Safety Appeals and Housing Department Appeals use form CP13-7854.

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

O Area Planning Commission (APC) [ City Planning Commission (CPC) City Council
O Zoning Administrator (ZA)

CASE INFORMATION
Case Number: VTT-84089-SL-HCA-1A (other case numbers VTT-84089-SL-HCA, ENV-2023-6117-CE)

Apn: 4302-020-003 & 4302-020-006
1904 - 1906 South Preuss Road, Los Angeles, CA 90034
SEPTEMBER 16, 2024

Project Address:

Final Date to Appeal:
APPELLANT

Check all that apply.

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

O Representative O Property Owner O Applicant O Operator of the Use/Site
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APPELLANT INFORMATION
Appellant Name: Shelly Rothschild (aka Shelly Yekutiel)

Company/Organization:
Mailing Address: 1908 South Preuss Road

city: LOS Angeles state: A Zip Code: 90034
310-622-3470 . rothschildlaw @yahoo.com

Telephone: E-mai

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

Self O Other:

Is the appeal being filed to support the original applicant’s position? O YES NO
REPRESENTATIVE / AGENT INFORMATION

Name:

Company/Organization:

Mailing Address:

City: State: Zip Code:

Telephone: E-mail:

JUSTIFICATION / REASON FOR APPEAL

Is the decision being appealed in its entirety or in part? Entire U Part

Are specific Conditions of Approval being appealed? YES O NO
If Yes, list the Condition Number(s) here: See Separate sheet re reasons,points, how.

On a separate sheet provide the following:
[0 Reason(s) for the appeal
O Specific points at issue

[0 How you are aggrieved by the decision
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APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.

Appellant Signature: 5’% Crthachle Date: 09//10/2024
GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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
$172

Base Fee:

Reviewed & Accepted by (DSC Planner): Jason Chan
200145926937 Date: 9/10/24

Receipt No.:

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

GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1. Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.

0 Appeal Application

O Justification/Reason for Appeal
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0 Copy of Letter of Determination (LOD) for the decision being appealed

2. Electronic Copy

O Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”,
“Justification/Reason Statement”, or “Original Determination Letter”). No file should exceed 70
MB in size.

3. Appeal Fee

O Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a), or
a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

O Aggrieved Party. The fee charged shall be in accordance with LAMC Section 19.01 B.1(b)

4. Noticing Requirements (Applicant Appeals Only)

O Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant

appeals.

O BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)

Appeal procedures for DB/TOC cases are pursuant to LAMC Section 13B.2.5. (Director
Determination) of Chapter 1A or LAMC Section 13B.3.3. (Class 3 Conditional Use) of Chapter 1A as

applicable.
¢ Off-Menu Incentives or Waiver of Development Standards are not appealable.

e Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed
by adjacent owners or tenants and is appealable to the City Planning Commission.
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O Provide documentation confirming adjacent owner or tenant status is required (e.g., a
lease agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill
statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

e WDiIs for by-right projects can only be appealed by the Property Owner.

o |[f the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

e Appeals must be filed within 10 days of the date of the written determination of the decision-
maker.

NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G.
of Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

Appeal Fee

O Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any
individuals/agents/representatives/associates affiliated with the property and business, who
files the appeal on behalf of the property owner and/or business owner/operator, appeal
application fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time
the appeal application is submitted, or the appeal application will not be accepted.

O Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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SEPARATE SHEET BY APPELLANT SHELLY ROTHSCHILD RE APPEAL TO LOS
ANGELES CITY COUNCIL

RE: APPEAL OF LETTER OF DETERMINATION MAILED SEPTEMBER 4, 2024 BY
THE LOS ANGELES CITY PLANNING COMMISSION (the “LETTER™)

Case No.: VTT-84089-SL-HCA-1A (original case no. VI'T-84089-SL-HCA)

Council District: 10 — Hutt; Neighborhood Council: SORO (which opposes this Project)
CEQA: ENV-2023-6117-CE

Community Plan: West Adams — Baldwin Hills — Leimert Community Plan
(“COMMUNITY PLAN” or “CP”)

Related Cases: CPC-2023-6115-DB-HCA; ADM-2023-6116-SLD

Project Site: 1904 — 1906 South Preuss Road

Applicant: Marc & Risa Dauer, Preuss Development, LL.C; Representative: Kevin Scott,
Brian Silveira & Associates

Appellant: Aggrieved person Shelly Rothschild (aka Shelly Yekutiel on behalf of herself
and husband Yosef Yekutiel

JUSTIFICATIONS/REASONS/SPECIFIC POINTS AT ISSUE/HOW WE ARE
AGGRIEVED:

We live at 1908 South Preuss Road, a single-family home that is adjacent to, contiguous with,
and directly next to the Project Site at 1906 South Preuss Road, the site of the intended
construction. As noted below, we are aggrieved by the LETTER.

-THE LETTER FLAGRANTLY DISREGARDS THE REJECTION OF THIS
DEVELOPMENT BY THE SORO NEIGHBORHOOD COUNCIL., WHICH IS
UNIQUELY QUALIFIED AND CHARGED WITH ITS ASSESSMENT.

The South Robertson Neighborhoods Council (SORO NC) is the Neighborhood Council that
covers the Project Site. The NC system was created in 1999 to allow those who live, work,
volunteer, learn, or worship in a particular neighborhood—stakeholders—an opportunity to have
a voice in community and city decisions. Neighborhood Councils are part of the Los Angeles
City government. The Neighborhood Council system was established as a way of ensuring that
the City government remains responsive to the needs of Los Angeles’ communities.

In this regard, when this development was brought before the South Robertson Neighborhood
Council for review, SORO NC not only rejected it but also opposed any further approvals. The
LETTER therefore totally disregards the voice of the stakeholders in our community, the only
ones uniquely qualified to assess this development, and absolutely fails to be responsive to our
community and its governing council.

-THE LETTER IGNORES THE LIE THAT THIS DEVELOPMENT WILL INCREASE
AFFORDABLE HOUSING. TWO -MILLION -DOLLAR APARTMENTS ARE NOT
AFFORDABLE HOUSING FOR LOS ANGELES.

The development will contain 12 apartments, only one of which may be affordable. It is
estimated that each of the 11 other units will be sold for $2,000,000.00 or more. The affordable
housing shortage in LA is not for the luxury homes with hot tubs that the Applicant is building.




In doing so, he is destroying two existing homes. That negates any benefit; it is a wash. The
purpose of this development is to create luxury housing to be sold for multiple millions each, not
affordable housing for LA residents.

-THE LETTER VIOLATES THE COMMUNITY PLAN: Per LA regulations: “Each
Planning Case approved must contain a finding that it conforms to both the General,
Community, and Specific Plans.” Here, no such finding can be made because the LETTER
abrogates the goals, standards, requirements, and policies of the COMMUNITY PLAN.

-CONTRARY TO THE CP. THE LETTER DOES NOT MAINTAIN THE EXISTING
RELATIONSHIP TO OUR ADJACENT HOME: Per CP G4, all development must maintain
the existing relationship to adjacent buildings — “Houses should be designed in a manner which
is sensitive to the massing and siting of adjacent structures. In particular, the taller portions of
new houses should be kept to a minimum and should endeavor not to “broadside” the outdoor
spaces of adjacent properties.” All this will be destroyed by the Letter. We live in an adjacent
building at 1908 Preuss Road and have lived there for over 37 years. During this time, the houses
next to us at the Project Site were low level single-family residences. As such, the approval by
the LETTER of building four (4) immense towers of 4 stories each, that will impinge upon and
drastically overshadow our single-family house, does NOT maintain the relationship to our
adjacent home, in violation of the Community Plan.

-CONTRARY TO THE CP, THE LETTER DESTROYS THE VIEWS LONG ENJOYED
BY OUR HOME AND AREA: A key goal of the COMMUNITY PLAN is to preserve and
maintain existing views: See CP LU2-5; CP LU4-3. This is violated by the huge development of
4 towers of 4 stories each approved by the LETTER that will block the views we have enjoyed in
our home and area, a key reason for which we chose to buy our home 37 years ago, and it also
will destroy a key element of our home’s value, to our detriment.

-CONTRARY TO THE CP,. THE LETTER DESTROYS THE COMMUNITY PLAN
GOAL OF ALLOWING EXISTING RESIDENTS TO AGE IN PLACE: The
COMMUNITY PLAN guarantees existing residents like us the ability to “age in place.” See CP
LU6-2: Planning must “support healthy aging in place,” and per CP LU6-3, must “promote
housing practices that support aging in place.” I am 75 years old, and my husband is 78. We are
seniors who planned on aging in place at 1908 Preuss Road, directly next to the Project Site, a
goal that was assured by the Community Plan. We are disabled, unemployed, elderly, sick, and
battling cancer. Under the Community Plan, our right of “aging in place” will be destroyed by
the LETTER, which surreptitiously will put into effect “urban removal” of elderly residents like
us by destroying views that give value to our property, and by imposing intolerable living
conditions endangering our home, privacy, safety, making us endure trespass, theft, traffic,
parking, open toilets, noise, shaking, danger of subsidence, floods and methane, heavy
equipment blocking streets, dust and pollution, loss of our utilities and crucial internet access, all
of which will serve to force us to leave our homes, so a greedy developer can sell multimillion
dollar apartments as “affordable housing.”

-CONTRARY TO THE CP, THE LETTER DESTROYS THE NEIGHBORHOOD
CHARACTER AND SCALE ESTABLISHED BY THE COMMUNITY PLAN. The




COMMUNITY PLAN requires that all development must maintain the existing character of our
street. See CP LU2-3: Architectural Compatibility: must protect the character and scale of
existing single-family residential neighborhoods; CP LU2-4: must consider factors such as
neighborhood character; CP LU6-1: must be designed to complement neighborhood character. In
this regard, the COMMUNITY PLAN establishes that our neighborhood “is characterized by
single story and two-story main dwelling structures with a detached garage, featuring generous
front and back yards. Most of these neighborhoods were designed and constructed in the late
Nineteenth and early Twentieth centuries.” The LETTER will destroy this established character
by knocking down existing low-level single-family houses, and instead, installing directly next to
us a mammoth development project, consisting of 4 new towers, each with 4 floors. The new
construction looks more like a prison than a single-family residence. It will destroy the CP’s
above-established character and scale of our neighborhood.

-SAFETY/NO PROTECTION FROM TRESPASS/NO PROTECTION OF PRIVACY//NO
ACCESS TO INTERNET/REMOVAL OF TREES: Contrary to other construction on the
other side of Preuss, the Project Site is being built on a hillside, where there are no other huge
multistory towers. There are unique earthquake, methane, flooding, and utility issues on our little
street, such as the recent increase in earthquakes, which the LETTER disregards, based on
flawed or outdated reports. In addition, our freedom from trespass, right to privacy, and our
essential internet access also may be egregiously impacted by this huge development. Plus, 13
living trees that help combat LA air pollution will be uprooted. In addition, we will be injured by
constant noise, dust, pollution, shaking, trespass by workers and residents, a multitude of heavy
equipment blocking our streets, toilets fouling our air, and rooftop parties overlooking our
homes, with no means of escape. Thus, the Community Plan’s goals for maintaining the safety
and quality of life on our block will be nullified by the LETTER.

-TRAFFIC: The LETTER is based on traffic conditions generally in LA on main streets, and a
traffic study of cities that do not include Los Angeles, ignoring the particular and specific
conditions on our block. The Project Site is located on a block that is very narrow and has
parking on both sides. As a result, it already has a huge traffic problem: Two cars cannot pass
each other at the same time. To avoid major streets, cars speed down our block. Our car recently
was rammed by a speeding truck while our car was parked outside our house, causing major
damage that could have killed my husband sitting inside. The traffic danger is exacerbated by the
fact that pedestrians use our street to walk to nearby places of worship, the elderly and children
use it to cross the street, and residents use it to enjoy a stroll past our hillside homes. The
LETTER totally disregards the unique character of our block and the impact the Project Site will
have on traffic. Not only will the Project Site include numerous new units, but due to the
millions each will cost, many units may be rented to large groups of renters, greatly increasing
the traffic on our block and impairing our safety and living conditions.

-PARKING: Our little block has an immense parking problem: there are no places to park many
times during the day and night. This prevents us from having guests, creates difficulty for service
personnel, and other invitees. The LETTER will exacerbate this problem: there are only two
spaces for each of 12 units, and no parking for their guests, groups of renters, service personnel,
or invitees. This further will worsen an already intolerable situation but is completely
disregarded by the Letter.



-VIOLATION OF FIRST AMENDMENT RIGHTS: Our block uniquely contains many
religious residents and establishments, including those of Jews like us, and a Chabad, which
follow the Jewish Sabbath on Friday nights and Saturdays, and Jewish Holy Days. The Applicant
is well-aware of this but has refused our request not to desecrate our religion by conducting work
next door to us on these religious times. He easily could insert provisions in his contracts with
those working on his site that control the hours and days of work, a reasonable religious
accommodation, but will not do so. This is yet another surreptitious attempt to force us to move
from our homes by making it impossible to practice our religion in peace, as guaranteed by the
First Amendment to the US Constitution. The LETTER violates this right by not requiring any
religious accommodation.

-THE LETTER IS WHOLLY SPECULATIVE, UNFOUNDED, AND ILLUSORY,
PREMISED ON CONDITIONS THAT MAY NEVER BE SATISFIED: The LETTER is
based on an approval that is premised on over ONE HUNDRED AND TWO (102)
CONDITIONS, ALL WITH MULTIPLE SUBCONDITIONS, PLUS ADDITIONAL
CONDITIONS UNDER SL-1-2/S-1, 2, AND 3, SET FORTH OVER NINETEEN (19) PAGES.
Yet another condition was added by the LETTER. Unless and until these conditions have been
met in full, the LETTER currently violates the COMMUNITY PLAN; lacks any verifiable and
certain basis and foundation, and is illusory, as many or none of these conditions have been
satisfied and many never be achieved. If this Project does not complete each and every one of
this fantasy lists of conditions, it will violate the Plan, destroy a heritage hillside neighborhood,
and egregiously injure the health, safety, privacy, and property of existing residents. The
LETTER should not have been granted based solely on speculative promises of conditions that
may never be fulfilled, especially as they are being made by a developer who has been sued for
building violations before; as having only one unbuilt asset, may not have sufficient assets to
satisfy any damages and/or remediation if these conditions are not met; and currently is violating
Los Angeles laws by running an illegal Airbnb at the Project Site. Moreover, the LETTER and
this approval do not discuss whether the Project violates the Los Angeles Character Residential
CPIO Development Regulations; and/or the City’s Baseline Mansionization and Hillside
Ordinance Guidelines and Standards; and/or the Complete Streets Guide requirement to identify
how it will provide for the accommodation of all users of the roadway including motorists,
pedestrians, individuals with disabilities, and seniors.

TENS OF THOUSANDS OF RESIDENTS ARE LEAVING LOS ANGELES DUE TO
LUDICROUS DECISIONS LIKE THE LETTER. BILLIONS HAVE BEEN SPENT WITH
NO BENEFIT TO THOSE WHO LIVE HERE, AS EXEMPLIFIED BY THE LETTER.
AS RECOGNIZED BY SORO NC, THIS SHOULD STOP NOW.

We reserve the right to assert additional and new grounds for this appeal, include additional
evidence, make corrections, and to join in appeals made by other appellants.

END OF SEPARATE STATEMENT



APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[ ] Area Planning Commission (APC) [ ] City Planning Commission (CPC) X] City Council
[] Zoning Administrator (ZA) [] Director of Planning (DIR)

CASE INFORMATION

Case Number: VTT-84089-SL-HCA-1A

APN:

Project Address: 1904 — 1906 South Preuss Road

Final Date to Appeal: AUgust 23, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[] Representative [] Property Owner [] Applicant ] Operator of the Use/Site
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For Building and Safety Appeals only:
Check all that apply.

Person claiming to be aggrieved by the determination made by Building and Safety’
[ ] Representative [] Property Owner [ ] Applicant [] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ Applicant [ Interested Party =[] Tenant

APPELLANT INFORMATION

Appellant Name: Meyer Shwarzstein and Susan Kahn

Company/Organization:
1902 Preuss Road

Mailing Address:

City: Los Angeles State: CA Zip Code:
310.717.1829 meyer@brainmedia.com

90034

E-mail:

Telephone:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
Self [ ] Other:

Is the appeal being filed to support the original applicant’s position? [] YES [] NO

REPRESENTATIVE / AGENT INFORMATION

Representative/Agent Name (if applicable):

Company:

Mailing Address:
City: State: Zip Code:

Telephone: E-mail:

" Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL

Is the decision being appealed in its entirety or in part? [] Entire X Part

Are specific Conditions of Approval being appealed? X YES ] NO

If Yes, list the Condition Number(s) here: 59

On a separate sheet provide the following:
X Reason(s) for the appeal
X Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.
08.12.2024

Appellant Signature: Date:

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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):

Receipt No.: Date :

[] Determination authority notified [_] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
1 Appeal Application

[ ] Justification/Reason for Appeal

[ ] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).
Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[ 1 Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Qriginal Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[ ] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
» Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDiIs for by-right projects can only be appealed by the Property Owner.

 If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee

Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

Not applicable for Housing Appeals.
See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[ | Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

X Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ 1 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

X Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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RE: Vesting Tentative Tract Map No.: 84089-SLHCA
Related Cases: ADM-2023-6116-SLD

Address: 1904 - 1906 South Preuss Road
Community Plan: West Adams - Baldwin Hills

- Leimert

Zone: RDI1 .5-1

Council District: 10 - Hutt

CEQA No.: ENV-2023-6117-CE

Dear City Council Members:

We live at 1902 Preuss Road, neighboring 1904 Preuss Road, the site of the intended
construction.

Here are the facts:

i

We have solar panels on our roof which will be substantially blocked during several months of
the year. The cause of this is twofold -first, the height ofthe intended structure and, second, the
fact that the structure being built closest to our house will be built approximately § feet closer to
the strect than it is now. Our panels face west, and the house next door is to our south. The
southern exposure is critical for solar access.

The owner acknowledges the fact that we will lose the ability to generate as much electricity as
we do now.

We appealed to the CPC who, while sympathetic to our situation, are not empowered to decide in
our favor. They asked the developer to consider our situation, but the developer has no obligation
to comply with their wishes.

Given the age of our system, it cannot be added on to — it would need to be replaced. We have a
quote of $28,000 which is available today — in the future, it will likely cost more.

We are not appealing because we want to block the development. We understand that the city has a goal
to meet — and this will help it create more housing.

But the City of Los Angeles has other goals too:

S N S

Carbon neutrality by 2050

100% renewable energy by 2045

Increasing the share of zero-emission vehicles on the road

Improving air quality

Enhancing urban biodiversity by increasing green spaces and planting more trees.

Are our two goals — to house our citizens and to provide a sustainable environment - mutually exclusive?

Indeed, some compromises may need to be made but there ought to be one overriding principle that
governs the decision-making process:

Do no harm.

Why should citizens like my wife and I who have

invested in renewable energy

share one car

drive an electric car

have planted nearly 30 trees on our property




be forced to shell out $30,000 just to keep producing the same amount of electricity as we did 15 years
ago?

Is this the message that the City of Los Angeles wants to promote?
We’ve already accepted various compromises:

- overadozen trees will be destroyed by the development,

- our trees will receive less sunlight,

- the developerhas not given us any written guarantees regarding the walls between our properties,
the likely damage to our driveway gate, access to the construction crew who will likely have a
daily impact on our lives

But asking us to pay for a new solar system to replace the one we already bought — that’s going too far.
We are asking for them to either:
- coverthe cost of a new solar system be installed on our house by a reputable solar installation
company at the beginning of construction
- pay us $30,000 in damages
- revise the plans for the new build so it has no impact on our ability to produce the amount of
energy our solar panels produce now

Furthermore, we suggest that the city’s building code require developers to foot the bill to cover damage
to investments like ours.

If we do this, the City of Los Angeles will put developers on notice that the city’s sustainability priorities
are as important as creating new housing.

Thank you for your time and attention.

/
7 ﬂi&b—\
er Shwarzstein & Susan Ka

902 Preuss Road, Los Angeles, CA 90034

Sincerely,




APPLICATIONS

APPEAL APPLICATION
Instructions and Checklist

RELATED CODE SECTION

Refer to the Letter of Determination (LOD) for the subject case to identify the applicable Los Angeles
Municipal Code (LAMC) Section for the entitlement and the appeal procedures.

PURPOSE

This application is for the appeal of Los Angeles Department of City Planning determinations, as
authorized by the LAMC, as well as first-level Building and Safety Appeals and Housing Appeals.

APPELLATE BODY

Check only one. If unsure of the Appellate Body, check with City Planning staff before
submission.

[ ] Area Planning Commission (APC) [ ] City Planning Commission (CPC) City Council
] Zoning Administrator (ZA) [_] Director of Planning (DIR)

CASE INFORMATION
Case Number: VT T-84089-SL-HCA-1A

ApN: 4302-020-003; 4302-020-006

Project Address: 1904 — 1906 South Preuss Road
Final Date to Appeal: S€ptember 16, 2024

APPELLANT

For main entitlement cases, except for Building and Safety Appeals and Housing Appeals:
Check all that apply.

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

[ | Representative [ ] Property Owner [ ] Applicant [] Operator of the Use/Site

Los Angeles City Planning | CP13-7769 [4.30.24] Page 1 of 7



For Building and Safety Appeals only:
Check all that apply.

[ ] Person claiming to be aggrieved by the determination made by Building and Safety’
[ ] Representative [] Property Owner [ ] Applicant [] Operator of the Use/Site

For Housing Appeals only:
Check all that apply.

[] Person claiming to be aggrieved by the determination made by Housing
[] Representative [ ] Property Owner [ Applicant  [] Interested Party =[] Tenant

APPELLANT INFORMATION

Appellant Name: Arielle Mandell

Company/Organization:
Mailing Address: 1901 S. Shenandoah Street

City: Los Angeles state: CA Zip Code: 90034
310-704-3178 E-mail: ariellemandell@gmail.com

Telephone:

Is the appeal being filed on your behalf or on behalf of another party, organization, or company?
Self [] Other:

Is the appeal being filed to support the original applicant’s position? [] YES NO

REPRESENTATIVE / AGENT INFORMATION

Representative/Agent Name (if applicable): Kristina Kropp
Company: Luna & Glushon

Mailing Address: 16255 Ventura Blvd., Suite 950
City: Encino State: CA Zip Code: 91436
Telephone: 818-907-8755 E-mail: Kkropp@lunaglushon.com

" Pursuant to LAMC Section 13B.2.10.B.1. of Chapter 1A, Appellants of a Building and Safety Appeal are considered the Applicant and
must provide the Noticing Requirements identified on page 4 of this form at the time of filing. Pursuant to LAMC Section 13B.10.3 of
Chapter 1A, an appeal fee shall be required pursuant to LAMC Section 19.01 B.2 of Chapter 1.
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JUSTIFICATION / REASON FOR APPEAL
Is the decision being appealed in its entirety or in part? Entire [] Part

Are specific Conditions of Approval being appealed? ] YES NO

If Yes, list the Condition Number(s) here:

On a separate sheet provide the following:
Reason(s) for the appeal
Specific points at issue

How you are aggrieved by the decision

APPLICANT’S AFFIDAVIT

| certify that the statements contained in this application are complete and true.
Kristina Kropp oo e e oo Date: 9424

Appellant Signature:

GENERAL 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.

The appellate body must act on the appeal within a time period specified in the LAMC Section(s)
pertaining to the type of appeal being filed. Los Angeles 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: $172

Reviewed & Accepted by (DSC Planner): Ruben Vasquez
Receipt No.: 200144115784 Date : 09/10/2024

Determination authority notified [_] Original receipt and BTC receipt (if original applicant)
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GENERAL APPEAL FILING REQUIREMENTS

If dropping off an appeal at a Development Services Center (DSC), the following items are required.
See also additional instructions for specific case types. To file online, visit our Online Application
System (OAS).

APPEAL DOCUMENTS

1.

Hard Copy

Provide three sets (one original, two duplicates) of the listed documents for each appeal filed.
[] Appeal Application

[ ] Justification/Reason for Appeal

[ ] Copy of Letter of Determination (LOD) for the decision being appealed

Electronic Copy

[ ] Provide an electronic copy of the appeal documents on a USB flash drive. The following items
must be saved as individual PDFs and labeled accordingly (e.g., “Appeal Form”, “Justification/
Reason Statement”, or “Original Determination Letter”). No file should exceed 70 MB in size.

Appeal Fee

[ 1 Original Applicant. The fee charged shall be in accordance with LAMC Section 19.01 B.1(a),
or a fee equal to 85% of the original base application fee. Provide a copy of the original
application receipt(s) to calculate the fee.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b).
Noticing Requirements (Applicant Appeals or Building and Safety Appeals Only)

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per the LAMC for all Applicant
appeals. Appellants for BSAs are considered Qriginal Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.

[ ] Not applicable for Housing Appeals.
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SPECIFIC CASE TYPES
ADDITIONAL APPEAL FILING REQUIREMENTS AND / OR LIMITATIONS

DENSITY BONUS (DB) / TRANSIT ORIENTED COMMUNITES (TOC)
Appeal procedures for DB/TOC cases are pursuant to LAMC Section 12.22 A.25(g) of Chapter 1.
» Off-Menu Incentives or Waiver of Development Standards are not appealable.

» Appeals of On-Menu Density Bonus or Additional Incentives for TOC cases can only be filed by
adjacent owners or tenants and is appealable to the City Planning Commission.

[ ] Provide documentation confirming adjacent owner or tenant status is required (e.g., a lease
agreement, rent receipt, utility bill, property tax bill, ZIMAS, driver’s license, bill statement).

WAIVER OF DEDICATION AND / OR IMPROVEMENT

Procedures for appeals of Waiver of Dedication and/or Improvements (WDIs) are pursuant to LAMC
Section 12.37 | of Chapter 1.

» WDiIs for by-right projects can only be appealed by the Property Owner.

 If the WDI is part of a larger discretionary project, the applicant may appeal pursuant to the
procedures which govern the main entitlement.

[VESTING] TENTATIVE TRACT MAP

Procedures for appeals of [Vesting] Tentative Tract Maps are pursuant LAMC Section 13B.7.3.G. of
Chapter 1A.

» Appeals must be filed within 10 days of the date of the written determination of the decision-maker.

BUILDING AND SAFETY APPEALS AND HOUSING APPEALS
First Level Appeal

Procedures for an appeal of a determination by the Los Angeles Department of Building and Safety
(LADBS) (i.e., Building and Safety Appeal, or BSA) and Housing (LAHD) are pursuant LAMC Section
13B.10.2. of Chapter 1A.

» The Appellant is considered the Original Applicant and must provide noticing and pay mailing fees.
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1. Appeal Fee

[ ] Appeal fee shall be in accordance with LAMC Section 19.01 B.2 of Chapter 1 (i.e., the fee
specified in Table 4-A, Section 98.0403.2 of the City of Los Angeles Building Code, plus
surcharges).

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C.
of Chapter 1A. Appellants for BSAs are considered Original Applicants. (Not applicable for
Housing appeals).

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.
See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
Second Level Appeal

Procedures for a appeal of the Director’s Decision on a BSA Appeal and LAHD appeals are pursuant
to LAMC Section 13B.10.2.G. of Chapter 1A. The original Appellant or any other aggrieved person
may file an appeal to the APC or CPC, as noted in the LOD.

1. Appeal Fee

[ | Original Applicant. Fees shall be in accordance with the LAMC Section 19.01 B.1(a) of
Chapter 1.

2. Noticing Requirement

[ ] Copy of Mailing Labels. All appeals require noticing of the appeal hearing per the applicable
LAMC Section(s). Original Applicants must provide noticing per LAMC Section 13B.10.2.C of
Chapter 1A. Appellants for BSAs are considered Original Original Applicants.

[ ] BTC Receipt. Proof of payment by way of a BTC Receipt must be submitted to verify that
mailing fees for the appeal hearing notice have been paid by the Applicant to City Planning’s
mailing contractor (BTC).

[ ] Not applicable for Housing Appeals.

See the Mailing Procedures Instructions (CP13-2074) for applicable requirements.
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NUISANCE ABATEMENT / REVOCATIONS

Appeal procedures for Nuisance Abatement/Revocations are pursuant to LAMC Section 13B.6.2.G. of
Chapter 1A. Nuisance Abatement/Revocations cases are only appealable to the City Council.

1. Appeal Fee

[ 1 Applicant (Owner/Operator). The fee charged shall be in accordance with the LAMC Section
19.01 B.1(a) of Chapter 1.

For appeals filed by the property owner and/or business owner/operator, or any individuals/
agents/representatives/associates affiliated with the property and business, who files the
appeal on behalf of the property owner and/or business owner/operator, appeal application
fees listed under LAMC Section 19.01 B.1(a) of Chapter 1 shall be paid, at the time the appeal
application is submitted, or the appeal application will not be accepted.

[ ] Aggrieved Party. The fee charged shall be in accordance with the LAMC Section 19.01 B.1(b)
of Chapter 1.
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JUSTIFICATION TO APPEAL

VTT-84089-S