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PROJECT 
LOCATION: 

PROPOSED 
PROJECT: 

REQUESTED 
ACTION: 

211,215,217, 221, 223,225, 227,231,233, 235, 237,239, 241 N. Vermont Avenue, legally 
described as Lots: PT NE% SEC 24 T1S R14W (Arbs 41, 42, 43, 44, 45 and 46); Block: 
None; and Tract: NE % SEC 24 T1 S R14W 

The proposed project involves the demolition of an existing building with commercial/retail 
uses and a surface parking lot and the construction, use and maintenance of a mixed use 
commercial and residential building that is a maximum of 55 feet in height, four stories and 
contains 98,981 square feet of floor area with 100 residential apartment units, of which 99 
units are restricted affordable and one manager's unit that is market rate, 4,134 square feet of 
ground floor commercial space and provides 13,106 square feet of open space which 
includes 10,156 square feet of common open space and 2,950 square feet of private open 
space. The project also includes 111 vehicle parking spaces ( 1 02 residential parking spaces 
and nine commercial parking spaces) and 55 bicycle parking spaces (50 residential bike 
spaces and five commercial bike spaces) located in the rear at grade and within one 
subterranean parking level. The project is located in the C2-1 Zone within Subarea B (Mixed 
Use Boulevards) of the Vermont/Western Station Neighborhood Area Plan (SNAP) Transit 
Oriented District Specific Plan. 

1. Pursuant to Section 21082.1(c)(3) of the California Public Resources Code, Adopt the 
Mitigated Negative Declaration (ENV-2014-1948-MND) for the above referenced project. 

2. Pursuant to Section 12.24 U.26. of the Municipal Code, a Conditional Use to increase 
the density greater than the maximum allowed by the Density Bonus Ordinance. The 
applicant seeks a density bonus increase of 89 percent in order to permit 1 00 
residential units (99 restricted affordable and one market rate manager's unit) in lieu of 
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53 residential units. 

3. Pursuant to Section 12.24 F. of the Municipal Code, impose a condition as part of the 
Conditional Use to exceed the area regulations to allow an approximately 2.31:1 
Floor Area Ratio (FAR) in lieu of a 2:1 FAR required by Section B.B.1. of the SNAP 
Specific Plan. 

4. Pursuant to Section 12.22 A.25.(g)(2) of the Municipal Code, the applicant proposes to 
set aside 50 percent of the new restricted affordable units at the Very Low income 
level and 49 percent at the Low Income level with one market-rate manager's unit and 
requests the following three on-menu incentives: 

A. An increase in height of five feet to allow an overall building height of 55 feet in 
lieu of the 50-foot height limit required by Section B.B. of the SNAP. 

B. An increase in height of 11 feet to allow a building height of 41 feet for the 15-
foot building stepback from the front property line in lieu of a building height of 
30 feet for the 15-foot building stepback from the front property line required by 
Section V. Development Standard No. 6 of the SNAP Design Guidelines. 

C. An increase in height of ten feet to allow a building height of 36 feet for the ten­
foot building stepback from the front property line at the third floor in lieu of the 
second floor required by Section V. Development Standard No. 6 of the SNAP 
Design Guidelines. 

5. Pursuant to Section 12.22 A.25(g)(3) of the Municipal Code, the applicant requests the 
following three off-menu incentives: 

A. A Waiver of Development Standards to permit an increase in height of 14 feet 
six i_nches allowing 39 feet six inches in Transitional Height in lieu of 25 feet 
required for buildings located within a distance of 0 to 49 feet from an abutting 
lot in Subarea A and to permit an increase in height of 15 feet five inches 
allowing 4B feet five inches in Transitional Height in lieu of 33 feet required for 
buildings located within a distance of 50 to 99 feet from an abutting lot in 
Subarea A required by Section B.C. of the SNAP Specific Plan. 

B. A Waiver of Development Standards to permit a 20 percent decrease in the 
Transitional Height horizontal distance from an abutting lot in Subarea A 
permitting 0 feet to 39 feet in lieu of 0 feet to 49 feet and 40 feet to 79 feet in 
lieu of 50 feet to 99 feet required by Section B.C. of the SNAP Specific Plan. 

C. A Waiver of Development Standards to permit a modified commercial serving 
loading space located in the parking garage in lieu of a minimum area of 600 
square feet, a minimum height of 14 feet and a minimum width of 20 feet 
measured from the alley line required by LAMC Section 12.21 C.6. 

6. Pursuant to Section 11.5. 7 C of the Municipal Code, a Project Permit Compliance 
Review with the SNAP. 

7. Pursuant to Section 11.5. 7 E of the Municipal Code, Project Permit Adjustments 
from the VermontNVestern Transit Oriented District Specific Plan I Station 
Neighborhood Area Plan (SNAP), Ordinance 173,7 49, pursuant to Section 11.5. 7 E of 
the Municipal Code, as follows: 
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A. From Section V. Development Standard 6 (Stepbacks) of the SNAP Design 
Guidelines to allow a redistribution of building massing and volume equivalent 
to the total required stepbacks at the front facade along Vermont Avenue in 
lieu of the requirement that no portion of any structure exceed more than 30 
feet in height within 15 feet of the front property line and a ten-foot setback of 
the second floor from the first floor frontage. 

B. From Section V. Development Standard 6 (Transparent Elements) of the 
SNAP Design Guidelines to allow 37 percent transparent building elements on 
the east elevation (front), 18 percent transparent building elements on the 
north elevation (side) and nine percent transparent building elements on the 
south elevation (side) in lieu of 50 percent on the front and side elevations and 
nine percent transparent building elements on the west elevation (rear) in lieu 
of 20 percent on the rear elevation. 

8. Pursuant to Section 16.05 of the Municipal Code, a Site Plan Review for a project 
which creates, or results in an increase of 50 or more dwelling units. 

RECOMMENDED ACTIONS: 

1. Adopt the Mitigated Negative Declaration (ENV-2014-1948-MND) for the above referenced project; 

2. Approve a Conditional Use, pursuant to Section 12.24 U.26. of the Municipal Code, to allow a density 
bonus increase of 89 percent in order to permit 1 00 residential units (99 restricted affordable and one 
market rate manager's unit) in lieu of 53 residential units. 

3. Approve a condition as part of the Conditional Use, pursuant to Section 12.24 F of the Municipal Code, 
to allow an approximately 2.31:1 Floor Area Ratio (FAR) in lieu of a 2:1 FAR required by Section 8.B.1. 
of the SNAP Specific Plan. 

4. Approve the following three (3) on-menu incentives, pursuant to Section 12.22 A.25(g)(2) of the 
Municipal Code, requested by the applicant for a project totaling 100 dwelling units, reserving 50 for 
Very Low Income household occupancy and reserving 49 for Low Income household occupancy for a 
period of 55 years: 

A. Height. A five-foot increase in the height requirement, allowing 55 feet in height in lieu of the 
normally required 50 feet. 

B. Height. An 11-foot increase in the stepback height requirement, allowing 41 feet in height in lieu 
of the normally required 30 feet. 

C. Height. A 1 0-foot increase in the stepback height requirement, allowing the stepback at the third 
floor in lieu of the second floor. 

5. Approve the following three (3) off-menu incentives, pursuant to Section 12.22 A.25(g)(3) of the 
Municipal Code, requested by the applicant for a project totaling 100 dwelling units, reserving 50 for 
Very Low Income household occupancy and reserving 49 for Low Income household occupancy for a 
period of 55 years: 

A. Transitional Height. A 14-foot six-inch increase in the Transitional Height requirement, allowing 
39 feet six inches in Transitional Height in lieu of 25 feet required for buildings located within a 
distance of 0 to 49 feet from an abutting lot in Subarea A and a 15-foot five-inch increase in the 
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transitional height requirement, allowing 48 feet five inches in Transitional Height in lieu of 33 
feet required for buildings located within a distance of 50 to 99 feet from an abutting lot in 
Subarea A. 

B. Transitional Height. A 20 percent decrease in the Transitional Height horizontal distance from 
an abutting lot in Subarea A, allowing 0 feet to 39 feet in lieu of 0 feet to 49 feet and 40 feet to 
79 feet in lieu of 50 feet to 99 feet. 

C. Loading Space. A modified commercial serving loading space that has a minimum area of 360 
square feet, a minimum height of 11 feet and a minimum width of 19 feet measured from the 
alley line in lieu of a minimum area of 600 square feet, a minimum height of 14 feet and a 
minimum width of 20 feet measured from the alley line required by LAMC Section 12.21 C.6. 

6. Approve a Specific Plan Project Permit Compliance Review, pursuant to Section 11.5.7 C. of the 
Municipal Code, with the Vermont/Western Transit Oriented District Specific Plan I Station 
Neighborhood Area Plan (SNAP), Ordinance 173,749. 

7. Approve Project Permit Adjustments from the Vermont/Western Transit Oriented District Specific 
Plan I Station Neighborhood Area Plan (SNAP), Ordinance 173,7 49, pursuant to Section 11.5. 7 E of 
the Municipal Code, as follows: 

A. From Section V. Development Standard No. 6 (Stepbacks) of the SNAP Design Guidelines to 
allow a redistribution of building massing and volume equivalent to the total required stepbacks 
at the front facade along Vermont Avenue in lieu of the requirement that no portion of any 
structure exceed more than 30 feet in height within 15 feet of the front property line and a ten­
foot setback of the second floor from the first floor frontage. 

B. From Section V. Development Standard No. 6 (Transparent Elements) of the SNAP Design 
Guidelines to allow 37 percent transparent building elements on the east elevation (front), 18 
percent transparent building elements on the north elevation (side) and nine percent transparent 
building elements on the south elevation (side) in lieu of 50 percent on the front and side 
elevations and nine percent transparent building elements on the west elevation (rear) in lieu of 
20 percent on the rear elevation. 

8. Approve a Site Plan Review, pursuant to Section 16.05 of the Municipal Code, for a project that 
creates a maximum 98,981 square feet of development that includes 100 residential units and 4,134 
square feet of commercial/retail space. 

9. Adopt the attached Findings. 

MICHAEL J. LOGRANDE 
Director of Planning 

Daniel Scott, Principal Planner 

Blake E. Lamb, City Planner 
(213) 978-1167 

, hana M. Bonstin, Senior City Planner 
(213) 978-1217 

Monique Acosta, Hearing Officer 
(213) 978-1173 
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PROJECT ANALYSIS 

PROJECT SUMMARY 

The proposed project involves the demolition of an existing building with commercial/retail uses 
and a surface parking lot and the construction, use and maintenance of a mixed use commercial 
and residential building that is a maximum of 55 feet in height, four stories and contains 98,981 
square feet of floor area with 100 residential apartment units, of which 99 units are restricted 
affordable and one manager's unit that is market rate, 4,134 square feet of ground floor 
commercial space and provides 13,106 square feet of open space which includes 10,156 
square feet of common open space and 2,950 square feet of private open space. The project 
also includes 111 vehicle parking spaces ( 1 02 residential parking spaces and nine commercial 
parking spaces) and 55 bicycle parking spaces (50 residential bike spaces and five commercial 
bike spaces) located in the rear at grade and within one subterranean parking level. The project 
is located in the C2-1 Zone within Subarea B (Mixed Use Boulevards) of the Vermont/Western 
Station Neighborhood Area Plan (SNAP) Transit Oriented District Specific Plan. 

Requested Actions 

Multiple Approvals 

For a project that does not require multiple legislative or quasi-judicial approvals, the Director of 
Planning has the initial decision-making authority for a Project Permit Compliance pursuant to 
LAMC Section 11.5. 7 C, Project Permit Adjustments pursuant to LAMC Section 11.5. 7 E, a 
Density Bonus application with on-menu incentives pursuant to LAMC 12.22 A.25 and Site Plan 
Review pursuant to LAMC Section 16.05. Because the subject case, CPC-2014-1947-CU-DB­
SPP-SPPA-SPR, includes a request for a Conditional Use for a housing development project in 
which the density increase is greater than the maximum permitted in LAMC Section 12.22 A.25 
(Density Bonus Ordinance) and a Density Bonus application with off-menu incentives, the City 
Planning Commission has the initial-decision making authority for the requested Project Permit 
Compliance Review, Density Bonus Compliance Review with on-menu incentives and Site Plan 
Review pursuant to LAMC Section 12.36 C. 

Conditional Use - Density 

The Applicant is requesting a Conditional Use to permit the increase of density greater than the 
maximum allowed by the Density Bonus Ordinance. The applicant seeks a density bonus 
increase of 89 percent in order to permit 1 00 residential units (99 restricted affordable and one 
market rate manager's unit) in lieu of 53 residential units. The Applicant is also requesting the 
City Planning Commission impose a condition as part of the Conditional Use to deviate from the 
area regulations required in the SNAP Specific Plan to increase the permitted floor area from a 
2:1 FAR to a 2.31:1 FAR for the proposed affordable housing development project. 

Density Bonus 

The Applicant proposes a project totaling 1 00 dwelling units, which reserves 50 units for Very 
Low Income household occupancy and reserves 49 units for Low Income household occupancy 
for a period of 55 years. As a result of setting aside these restricted affordable units, the 
Applicant qualifies for three on-menu incentives. 

The project site allows for 1 07 units based on the area regulations of the underlying C2 Zone 
and 42,930 square feet of lot area. The C2 Zone permits the lot area requirements of the R4 
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Zone; however, the project site is designated as Subarea Bin the SNAP, which limits residential 
uses to the R3 Zone. Based on the area regulations of R3 Zone and 42,930 square feet of lot 
area, the project site allows for 53 units. The Density Bonus Ordinance grants an increase in the 
permitted density for projects that provide a minimum number of set-aside affordable units. 
Pursuant to LAMC 12.22 A.25, a graduated, sliding scale of density increases corresponds with 
the percentage and type of affordable units that is provided. 

The project restricts 50 percent (50 units) of the 100 units, for Very Low Income Households 
and 49 percent ( 49 units) of the 100 units for Low Income Households, thereby qualifying for a 
density bonus increase up to 35 percent, or up to 19 additional units. The Applicant is seeking a 
Conditional Use for a density increase greater than the maximum permitted under the Density 
Bonus Ordinance for an 89 percent density increase or 47 additional units. Thus, if the 
Conditional Use is approved, the project will provide a total of 100 units with 50 units restricted 
to Very Low Income Households, 49 units restricted to Low Income Households and one 
manager's unit market rate unit. 

On-Menu Incentives - Increase of Building Height and Floor Area Ratio 

In accordance with California State Law (including Senate Bill 1818, and Assembly Bills 2280 
and 2222), the applicant is proposing to utilize Section 12.22 A.25 (Density Bonus) of the Los 
Angeles Municipal Code (LAMC), which permits a density bonus of 35 percent. This allows for 
72 total dwelling units in lieu of the otherwise maximum density limit of 53 dwelling units on the 
property. A density bonus is automatically granted in exchange for the applicant setting aside a 
portion of dwelling units as restricted affordable units for a period of 55 years. Consistent with 
the Density Bonus Ordinance, the Applicant is also automatically granted a reduction in required 
parking based on two Parking Options, or a reduction based on the Bicycle Parking Ordinance. 
The Applicant selected Parking Option 2, which requires a total of 99 parking spaces. 

Pursuant to LAMC Section 12.22 A.25( e )(2), in order to be eligible for any on-menu incentives, 
a Housing Development Project (other than an Adaptive Reuse Project) shall comply with the 
following criteria, which it does: 

a. The fa(}ade of any portion of a building that abuts a street shall be articulated with a 
change of material or a break in plane, so that the fa(}ade is not a flat surface. 

The project is located in the within the Vermont/Western SNAP Specific Plan and 
designated as Subarea B. The Specific Plan includes Development Standards and 
Design Guidelines, which require building design requirements to ensure that a 
project avoids large blank expanses of building walls, is designed in harmony with 
the surrounding neighborhood, and creates a pedestrian friendly environment. The 
Building Design Development Standard addresses building stepbacks at specified 
building heights, transparent building elements (i.e. glass windows and doors) at the 
ground floor, fagade relief at specified horizontal and vertical intervals, varied 
building materials and varied roof lines. The Project Permit Compliance Review 
findings discuss compliance with the SNAP Specific Plan and Development 
Standards and Design Guidelines. As conditioned in the Project Permit Compliance 
Review, the Applicant will provide a well-designed and articulated building. 

b. All buildings must be oriented to the street by providing entrances, windows 
architectural features and/or balconies on the front and along any street facing 
elevation. 

The project is located in the within the Vermont/Western SNAP Specific Plan and 
designated as Subarea B. The SNAP Specific Plan includes Development Standards 
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and. Design Guidelines, which include requirements for the location of pedestrian 
entrances and the design of pedestrian entrances. The Project Permit Compliance 
Review findings discuss compliance with the SNAP Specific Plan and Development 
Standards and Design Guidelines. As conditioned in the Project Permit Compliance 
Review, the Applicant will provide well-designed and articulated pedestrian 
entrances to the proposed project. 

c. The Housing Development Project shall not involve a contributing structure in a 
designated Historic Preservation Overlay Zone (HPOZ) and shall not involve a 
structure that is a City of Los Angeles designated Historic-Cultural Monument (HCM). 

The proposed project is not located within a designated Historic Preservation 
Overlay Zone, nor does it involve a property that is designated as a City Historic­
Cultural Monument. 

d. The Housing Development Project shall not be located on a substandard street in a 
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section 
57.25.01 of the LAMC. 

The project is not located in a Hillside Area, nor is it located in a Very High Fire 
Hazard Severity Zone. 

As such, the Applicant is eligible for three density bonus on-menu incentives and is requesting 
three density bonus on-menu incentives: (a) an increase in height of five feet to allow an overall 
building height of 55 feet in lieu of the 50-foot height limit required by the SNAP; (b) an increase 
in height of 11 feet to allow a 15-foot building stepback from the front property line at a building 
height of 41 feet in lieu of a building height of 30 feet required by the SNAP; and (c) an increase 
in height of ten feet to allow a ten-foot building stepback from the front property line at the third 
floor in lieu of the second floor required by the SNAP. ' 

The proposed housing development project qualifies for the density bonus on-menu requests for 
an increase in the overall building height and stepback height as the project is approximately 
255 feet (0.04B miles) south of the Metro Red Line Vermont/Beverly Station, which provides 
direct access to Major Employment Centers. 

Off-Menu Incentives -Waiver of Development Standards 

The Applicant is requesting three waivers/modifications from development standards that are 
not listed as on-menu incentives. These modifications are identified as "off-menu" waivers, and 
the Applicant states that they are required by the project in order to accommodate the proposed 
development of 1 00 residential units (99 restricted affordable units and one market rate 
manager's unit). The waivers require approval by the City Planning Commission. 

Increase in Transitional Height. A Waiver of Development Standards to Section B.C. of 
the SNAP to permit an increase in height of 14 feet six inches allowing 39 feet six inches 
in Transitional Height in lieu of 25 feet required for buildings located within a distance of 
0 to 49 feet from an abutting lot in Subarea A and to permit an increase in height of 15 
feet five inches allowing 4B feet five inches in Transitional Height in lieu of 33 feet 
required for buildings located within a distance of 50 to 99 feet from an abutting lot in 
Subarea A. 

Reduction in horizontal distance of Transitional Height. A Waiver of Development 
Standards to Section B.C. of the SNAP to permit a 20 percent decrease in the 
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Transitional Height horizontal distance from an abutting lot in Subarea A permitting 0 
feet to 39 feet in lieu of 0 feet to 49 feet and 40 feet to 79 feet in lieu of 50 feet to 99 feet. 

Modified Commercial Loading Space. A Waiver of Development Standards to permit a 
modified commercial serving loading space that has a minimum area of 360 square feet, 
a minimum height of 11 feet and a minimum width of 19 feet measured from the alley 
line in lieu of the strict requirements of LAMC Section 12.21 C.6., which requires a 
minimum area of 600 square feet, a minimum height of 14 feet and a minimum width of 
20 feet measured from the alley line. 

Project Permit Compliance Review 

The proposed project is located within Subarea B (Mixed Use Boulevards) of the 
Vermont/Western Transit Oriented District Specific Plan I Station Neighborhood Area Plan 
(SNAP) adopted as Ordinance 173,749, effective March 1, 2001. The Applicant is requesting a 
Project Permit Compliance Review approval with the SNAP. The SNAP provides for regulatory 
controls and incentives for development within its boundaries; the regulations set forth in the 
Specific Plan take precedence over those in the LAMC wherever the Specific Plan contains 
provisions which require or permit greater or lesser setbacks, street dedications, open space, 
densities, heights, uses or parking or other controls on development. 

Project Permit Adjustments 

The Applicant is requesting Project Permit Adjustments from the Vermont/Western 
Development Standards and Design Guidelines, specifically Development Standard No. 6 to 
deviate from the requirements of upper-floor Building Stepbacks along the front fa<;ade on 
Vermont Avenue and transparent building elements (glass windows and doors) on the ground 
floor facades of the building. The 

Site Plan Review 

The Applicant is requesting a Site Plan review approval for a development project that creates a 
maximum 98,981 square feet of development that includes 100 residential units (99 restricted 
affordable units and one market rate manager's unit) and 4,134 square feet of ground floor 
commercial/retail space on a site that contains 42,930 square feet of lot area. 

Mitigated Negative Declaration 

A Mitigated Negative Declaration was prepared as Case No. ENV-2014-1948-MND. The case 
was prepared and circulated for public review on November 20, 2014 and the circulation period 
ended on December 22, 2014. The MND found that the proposed project would result in 
potential adverse impacts to aesthetics, air quality, biological resources, cultural resources, 
geology and soils, greenhouse gas emissions, hazards and hazardous materials, hydrology and 
water quality, land use and planning, noise, public services, recreation, transportation/traffic, 
utilities and service systems; however, these potential impacts would be mitigated to a less than 
significant level. 

On November 20, 2014, a supplement to the MND was prepared and issued by the Department 
of City Planning which revised the project description to include the entitlement requests and 
determined that the MND (ENV-2014-1948-MND) addressed all potential environmental impacts 
of the revised project description and therefore, no new impacts were identified as a result of the 
project revision. 
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BACKGROUND 

The proposed project site is located within the Wilshire Community Plan Area of the City of Los 
Angeles. The Wilshire Community Plan was adopted September 19, 2001. The land use 
designation for the project site is Neighborhood Office Commercial with corresponding zones of 
C1, C1.5, C2, C4, P, CR, RAS3 and RAS4. The project site has a zoning classification of C2-1. 
The project is located within the boundaries of the Wilshire Center/Koreatown Redevelopment 
Project Area and the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan, 
which designates the project site as Subarea B, Mixed Use Boulevards. Subarea B allows 
residential uses permitted in the R3 Zone by Section 12.10 of the Code and commercial uses 
permitted in the C1.5 Limited Commercial Zone by Section 12.13.5 of the Code, in addition to 
Live/Work Quarters and Small Assembly workshops. The project site is permitted to be 
developed with residential only projects, commercial only projects and mixed use projects in 
Subarea B. 

Description of the Property 

The project site is comprised of six lots totaling 42,930 square feet of lot area. The project site is 
currently improved with a one- and two-story retail building (Lot: NE 1/4 SEC 24 T1S R14W, 
Arbs: 42 and 43) and paved surface parking lots (Lot: NE 1/4 SEC 24 T1S R14W, Arbs: 41, 44, 
45, and 46). The project site includes the following addresses: 211, 215, 217, 221, 223, 225, 
227,231,233,235,237,239 and 241 N. Vermont Avenue. 

Surrounding Zones and Uses 

The project site is located in an urbanized area and surrounded by a mix of land uses that 
include multi-family residential, commercial/retail uses, institutional uses and the 
Vermont/Beverly Metro Red Line Station. 

North: C2-1 Zone with a Neighborhood Office Commercial land use designation- Property to 
the north includes one- and two-story commercial/retail buildings, and beyond that is the 
Vermont/Beverly Red Line Subway Station located at the northwest corner of Vermont Avenue 
and Beverly Boulevard. These properties are designated as Subarea C (Community Center) in 
the SNAP. 

South: C2-1 Zone with a Neighborhood Office Commercial land use designation; PF Zone with 
a Public Facilities land use designation; and R4-1 Zone with a High Medium Residential land 
use designation - Properties to the south include a two-story commercial/retail building and a 
surface parking lot. These properties are designated as Subarea B (Mixed Use Boulevards) in 
the SNAP. Further south, across Council Street are Frank Del Olmo Elementary School,· Virgil 
Middle School and a five-story multi-family residential building. Frank Del Olmo Elementary 
School is designated as Subarea Bin the SNAP, Virgil Middle School is designated as Subarea 
E (Community Facilities) in the SNAP and the five-story multi-family residential building is 
designated as Subarea A (Neighborhood Conservation) in the SNAP. 

West: R3-1 Zone and Medium Residential land use designation- Properties to the west, across 
a 20-foot alley, are two- and three-story multi-family residential structures with detached 
garages that face the alley. These properties to the west are designated as Subarea A 
(Neighborhood Conservation) in the SNAP. 

East: C2-1 Zone with a Neighborhood Office Commercial land use designation- Properties to 
the east, across Vermont Avenue, include a car dealership, surface parking lots and a two-story 
bank. These properties are designated as Subarea C (Community Center) in the SNAP. 
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Streets and Circulation 

Vermont Avenue: designated as a Major Highway Class II dedicated to a width of 100 feet and 
improved with 70 feet of roadway (six traffic lanes of north and southbound traffic including a 
center median) and a 12-foot sidewalk. 

Relevant Cases 

DIR-2003-3181-SPP: On June 16, 2003, the Director of Planning approved with conditions a 
Project Permit Compliance Review for the extensive remodeling of an existing 12, 128-square­
foot commercial building at 231 and 233 N. Vermont Avenue. 

CPC-2000-1976-SP: On January 23, 2001, the City Council adopted the Vermont/Western 
Station Neighborhood Area Plan Specific Plan as Ordinance 173,7 49. 

Ordinance No. 173,7 49: On January 23, 2001, the City Council adopted the Vermont/Western 
Station Neighborhood Area Plan Specific Plan. 

Ordinance No. 173,799: On February 23, 2001, the City Council adopted amendments to . 
Ordinance No. 173,749 to make technical correction to the Vermont/Western Station 
Neighborhood Area Plan Specific Plan. 

CPC-1984-1-HD: On April 8, 1986, the City Council adopted Ordinance No. 161,116 related to 
Case No. CPC-1984-001-HD resulting in a height district change for Subarea No. 28 from HD2 
to HD1. 

Transit Access 

The project site is approximately 255 feet (0.048 miles) from the Metro Red Line 
Vermont/Beverly Station, which is located on the northwest corner of Vermont Avenue and 
Beverly Boulevard. The Metro Red Line Vermont/Beverly Station provides access to Hollywood 
and the San Fernando Valley, with connecting service to the Metro Orange Line (serving the 
west Valley and Chatsworth). The Metro Red Line and Purple Line serve Downtown including 
Los Angeles Union Station, with connecting service to the Metro Gold Line (serving Pasadena 
and East Los Angeles), Amtrak passenger rail, Metrolink commuter rail, and bus service for 
regional and local lines. The Metro Purple Line also serves Koreatown. The Metro Blue Line 
originates at the 71

h Street/Metro Center station and provides access from downtown Los 
Angeles to downtown Long Beach, as well as connecting service to the Metro Green Line 
(serving Norwalk, Redondo Beach, and LAX via shuttle). The project site is also served by 
Metro Local Lines 10, 14, 37, 48, 201 and 204 on Vermont Avenue and Beverly Boulevard and 
Metro Rapid 754 to Hollywood and Athens via Vermont Avenue. 

Professional Volunteer Program 

Projects that are required to go before the City Planning Commission as the initial decision­
maker are presented by Planning Staff to the Professional Volunteer Program (PVP). The PVP 
is a group of architects who assist Planning Staff on urban design issues and complex urban 
typologies and provide project specific urban design advice for Planning Staff consideration. On 
February 3, 3015, the subject project was presented to the PVP, which provided the following 
comments: 
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• Increase ground floor ceiling height to at least 14 feet to prevent leasing challenges with 
low ceiling height and to increase visibility from the street level given the site's grade 
difference. 

• Incorporate double-pane windows for the units along the alley to allow natural light into 
those units. There is a concern about privacy, light and noise for these units so 
clerestory windows were suggested. 

• A more developed landscape plan to ensure the landscaping within the courtyard will be 
able to thrive as there will likely be shading from the proposed building. 

ISSUES 

This section includes issues identified during the MND public comment period, raised at the 
public hearing held on January 16, 2015, or in discussions with the applicant. Detailed 
comments made at the public hearing along with a list of letters submitted are found at the 
Public Hearing portion of this report. 

Professional Volunteer Program 

On February 5, 2015, Planning Staff advised the Applicant and Representative about the 
comments received during the Professional Volunteer Program (PVP). The Applicant provided a 
response on February 6, 2015 advising they would be able to satisfy two of the three PVP 
comments. In response to comments about windows for the rear units along the alley and 
detailed landscape plans for the courtyard, the Applicant provided revised plans which 
demonstrate windows are provided for those units along the alley to allow light and more 
detailed information about landscaping within the courtyard to ensure landscaping will thrive if 
there is shading. However, the Applicant was not able to satisfy the remaining comment to 
increase the ground floor ceiling height by at least two feet to allow a ground floor height of 14 
feet for the following reasons: 

• The height of the building across the entire site would have to increase because stepped 
design is extra expensive and two percent handicapped slopes could not be achieved. 

• OSHA requires a safety distance of 13 feet between wires and walkable surfaces, in 
addition to six feet from building walls and three feet from scaffolding. The second floor 
roof for the two studio units stacks in the rear to a height of 31 feet. The wires on the 
arms of alley poles run right along the property line and are directly above the roof at a 
height of 45 to 46 feet. 

• The distance from wire to roof is 14 to 15 feet, which is very close to the OSHA 
minimum, and it would be too risky to build too close to active electric wires. 

According to the Applicant, although a taller ground floor would create a more viable commercial 
space, it could not be provided for safety reasons. 

CONCLUSION 

Based on the information submitted, public input including the public hearing, and mandatory 
findings for the requested entitlements, the Department of City Planning recommends that the 
Los Angeles City Planning Commission approve the requested Conditional Use, Density Bonus 
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Compliance On- and Off-Menu Incentives, Project Permit Compliance Review, Project Permit 
Adjustments and Site Plan Review subject to the Conditions of Approval. 
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CONDITIONS OF APPROVAL 

Conditional Use Conditions 

1. Site Development. Except as modified herein, the project shall be in substantial 
conformance with the plans and materials submitted by the Applicant, stamped "Exhibit A," 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Plan Implementation Division, and written 
approval by the Director of Planning. Each change shall be identified and justified in 
writing. Minor deviations may be allowed in order to comply with the provisions of the Los 
Angeles Municipal Code or the project conditions. 

2. Affordable Units. A minimum of 99 units, that is 99 percent of the total dwelling units, 
shall be reserved as affordable units, as defined by the State Density Bonus Law 65915 
(C)(2). 

3. Residential Density. The project shall be limited to a maximum density of 100 residential 
units including Density Bonus Units. 

4. Floor Area. Development of the project site shall not exceed a 2.31:1 Floor Area Ratio 
(FAR) and a total floor area of 98,981 square feet. 

5. Dedications and Improvements. The following requirements shall be completed to the 
satisfaction of the City of Los Angeles Bureau of Engineering: 

Dedications 

a. Vermont Avenue (Major Highway Class II) - A two-foot wide strip of land along the 
property frontage to complete a 52-foot half right-of-way in accordance with Major 
Highway - Class II standards. 

b. Alley (West of Vermont Avenue)- None. 

Improvements 

c. Vermont Avenue- Except in the vicinity of the MTA air vent structure (approximately 
15 feet south of the southerly edge of the structure to the northerly line of the 
property for a total of approximately 50 feet), construct additional surfacing to join the 
existing improvements to provide a 40-foot half roadway in accordance with Major 
Highway - Class II standards, including asphalt pavement, integral concrete curb 
and two-foot gutter and a 12-foot full-width concrete sidewalk. These improvements 
shall transition to join the existing improvements. 

d. Alley- Repair all broken, off-grade alley pavement along the property frontage. 

e. Install tree wells with root barriers and plant street trees satisfactory to the City 
Engineer and the Urban Forestry Division of the Bureau of Street Services. Some 
tree removal in conjunction with the street improvement project may require Board of 
Public Works approval. The applicant should contact the Urban Forestry Division for 
further information (213) 847-3077. 

f. Trees: That Board of Public Works approval shall be obtained, prior to the issuance 
of the Certificate of Occupancy of the development project, for the removal of any 
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tree in the existing or proposed public right-of-way. The Bureau of Street Services, 
Urban Forestry Division is the lead agency for obtaining Board of Public Works 
approval for the removal of such trees. 

g. Removal of street trees is required in conjunction with the street widening for this 
project. Include the tree removal issue in your public hearing notice. 

h. Street lighting and street light relocation may be required satisfactory to the Bureau 
of Street Lighting (213) 847-1551. 

i. Department of Transportation may have additional requirements for dedication and 
improvements. 

j. Refer to the Department of Transportation regarding traffic signals, signs, equipment 
and parking meters (213) 482-7024. 

k. Refer to the Department of Water and Power regarding power pole (213} 367-2715. 

I. Refer to the Fire Department regarding fire hydrants (213) 482-6543. 

m. Roof drainage and surface run-off from the project shall be collected and treated at 
the site and directed to the streets via drain system constructed under the sidewalk 
and through the curb drains connected to the catch basins. 

n. Sewer lines exist in Vermont Avenue. Extension of the six-inch house connection 
laterals to the new property line may be required. All Sewerage Facilities Charges 
and Bonded Sewer Fees are to be paid prior to obtaining a building permit. 

o. An Investigation by the Bureau of Engineering Central District Office Sewer Counter 
may be necessary to determine the capacity of the existing public sewers to 
accommodate the proposed development. Submit a request to the Central District 
Office of the Bureau of Engineering at (213) 482-7050. 

p. Submit shoring and lateral support plans to the Bureau of Engineering Excavation 
Counter for review and approval prior to excavating adjacent to the public right-of­
way (213) 482-7048. 

q. Submit parking area and driveway plan to the Central District Office of the Bureau of 
Engineering and the Department of Transportation for review and approval. 

6. If at any time during the period of the grant, should documented evidence be submitted 
showing continued violation(s) of any condition(s) of the grant, resulting in a disruption or 
interference with the peaceful enjoyment of the adjoining and neighboring properties, the 
Director of Planning will have the right to require the petitioner(s) to file for a plan approval 
application together with the associated fees, to hold a public hearing to review the 
petitioner's compliance with and the effectiveness of the conditions of the grant. The 
petitioner(s) shall submit a summary and supporting documentation of how compliance 
with each condition of the grant has been attained. 

Project Permit Compliance and Site Plan Review Conditions 

7. Parks First. Prior to the issuance of any building permit, the applicant shall complete the 
following: 
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a. Make a payment of $430,000 for the net increase of 100 residential dwelling units to 
the Office of the City Administrative Officer (CAO), Parks First Trust Fund. 

b. Contact Maria Ramos of the CAO directly at (213) 978-7683 or 
maria.ramos@lacity.org, to arrange for payment. 

c. The calculation of a Parks First Trust Fund fee to be paid or actual park space to be 
provided pursuant to this Ordinance shall be off-set by the amount of any Quimby 
Fee (LAMC § 17.12) or dwelling unit construction tax (LAMC § 21.10.1, et seq.) paid 
as a result of the project. 

d. All residential units in a project, containingunits set aside as affordable for very low 
or low income residents, that are subsidized with public funds and/or Federal or 
State Tax Credits with affordability covenants of at least 30 years are exempt from 
the Parks First Trust Fund. 

8. Use. Commercial uses shall be limited to those permitted in the C1.5 Zone. 

9. Open Space. The project shall provide a minimum of 13,075 square feet of open space of 
which a minimum of 50 percent or 6,538 square feet shall be located on the ground floor 
or first habitable room level. 

10. Bicycle Parking. The project shall provide a minimum of 50 bicycle parking spaces for 
residential uses and a minimum of five bicycle parking spaces for commercial uses. 

11. Setbacks. No front, side or rear yard setbacks are required in Subarea B of the SNAP 
Specific Plan. 

12. Pedestrian Throughway. Revised elevations shall be submitted showing that pedestrian 
oriented signage is provided for the pedestrian walkway along the north property line from 
Vermont Avenue to the bicycle parking area in the rear and the alley. 

13. Revised Landscape Plan. Prior to the issuance of a building permit, a revised landscape 
plan shall be submitted that shows: 

a. An irrigation plan shall be provided showing all landscaped areas are irrigated with 
an automated watering system including the public right-of-way. Landscaping shall 
be maintained in good health for the life of the project. 

b. Enhanced paving such as stamped concrete, permeable paved surfaces, tile and/or 
brick is used within the walkways along the north and south property lines, entryways 
along Vermont Avenue and open space courtyards. 

14. Street Trees. Prior to the issuance of any building permit, the Applicant shall obtain a 
Class "A" or "B" Permit guaranteeing installation of: 

a. Ten (10), 36-inch box trees shall be provided in the public right-of-way along the 
Vermont Avenue project frontage subject to the Department of Street Services, 
Urban Forestry Division requirements. 

b. A tree well cover or decomposed granite shall be provided for every new and existing 
street tree immediately adjacent to the project frontage subject to review by the 
Department of Public Works. 
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c. An automatic irrigation system shall be provided. 

d. Tree removal and replacement shall be conducted consistent with the Department of 
Street Services, Urban Forestry Division requirements. 

e. The Applicant shall be responsible for new street tree planting and pay fees for 
clerical, inspection, and maintenance per the Los Angeles Municipal Code Section 
62.176 for each tree. 

Note: Contact the Urban Forestry Division, Subdivision staff, at (213) 847-3088 for site 
inspection prior to any street tree work. 

15. Fayade Relief. A revised east elevation shall be submitted that shows at least one vertical 
feature is incorporated into the building design that extends from the top of the first floor to 
the sidewalk level for that portion of the building where the commercial space is located to 
break up the length of the ground floor level. 

16. Streetscape Elements. Prior to the issuance of a building permit, the applicant shall 
obtain a Class "A" or "B" Permit guaranteeing installation of: 

a. Six (6) bike racks shall be provided in the public right-of-way along the Vermont 
Avenue project frontage subject to the Department of Public Works. 

b. Three (3) trash receptacles shall be provided in the public right-of-way along the 
Vermont Avenue project frontage subject to the Department of Public Works. 

c. One (1) public bench shall be provided in the public right-of-way along the Vermont 
Avenue project frontage subject to the Department of Public Works. 

17. Utilities. All new utility lines which directly service the lot or lots shall be installed 
underground. If underground service is not currently available, then provisions shall be 
made by the Applicant for future underground service. 

18. Surface Mechanical Equipment. All surface or ground mounted mechanical equipment 
shall be screened from public view and treated to match the materials and colors of the 
building which they serve including transformers. 

19. Rooftop Appurtenances. All rooftop equipment and appurtenances shall be screened 
from public view or architecturally integrated into the design of the building. 

20. Trash and Recycling areas. A site plan or floor plan shall be submitted that shows the 
location of the trash and recycling area for Building A. If the trash and recycling area is not 
located within Building A, an elevation shall be submitted that shows a trash and recycl ing 
area that is a gated, covered enclosure constructed of identical building materials, is a 
minimum of six feet high, and has a separate area for recyclables. 

21. Freestanding Fences and Walls. Fence and wall elevations shall be submitted that 
show an architectural element at intervals of no more than 20 feet. Fences and/or walls 
shall be set back from the property line adjacent to a public street with a three-foot 
landscape buffer. 

22. On-Site Lighting. A lighting plan shall be submitted that shows: 

a. On-site lighting along all vehicular access ways and pedestrian walkways. 
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b. Parking areas shall have a minimum of % foot-candle of flood lighting measured at 
the pavement. 

c. All on-site lighting shall be directed away from adjacent properties. 

d. This condition shall not preclude the installation of low-level security lighting. 

e. Sources of illumination shall be shielded from casting light higher than 15 degrees 
below the horizontal plane as measured from the light source and not cast light 
directly into adjacent residential windows. 

f. A maximum mounting height of light sources for ground level illumination shall be 14 
feet measured from the finished grade of the area to be lit. 

g. Color corrected ("white") high pressure sodium (HPS), color corrected fluorescent 
(2,700-3,000 degrees K), metal halide, or incandescent lamps shall be used for 
ground level illumination. Standard "peach" high pressure sodium, low pressure 
sodium, standard mercury vapor, and cool white fluorescent shall not be used for 
ground floor illumination. 

23. Security Devices. If at any time during the life of the project the property owner wishes to 
install security devices such as window grilles and/or gates, such security devices shall be 
designed so as to be fully concealed from public view. The project owner shall be required 
to acquire approval from the Director of Planning, via a Building Permit clearance sign off, 
for the installation of any security devices on the exterior or the structure. 

24. Hours of Operation. All parking lot cleaning activities, deliveries and other similar 
maintenance activities shall take place between the hours of 7:00 a.m. to 8:00 p.m., 
Monday through Friday and 10:00 a.m. to 4:00p.m. on Saturday and Sunday. 

25. Signs. All new future signs shall be installed in compliance with the Vermont/Western 
Station Neighborhood Area Plan signage guidelines and regulations. Any pole, roof or off­
site sign, any sign containing flashing, mechanical or strobe lights are prohibited. Canned 
signs should not be used. 

Project Permit Adjustment Conditions 

26. Building Massing. The project's massing shall be in substantial conformance with Exhibit 
A. 

27. Windows and Doors. At least 37 percent of the ground floor fa9ade of the east elevation 
shall contain glass windows or doors, at least 18 percent of the ground floor fa9ade of the 
north elevation shall contain glass windows or doors, at least nine percent of the ground 
floor fa9ade of the south elevation shall contain glass windows or doors and at least nine 
percent of the ground floor fa9ade of the west elevation shall contain glass windows or 
doors. 

Density Bonus Conditions 

28. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a 
covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make 50 units available to Very-Low Income Households and 49 
units available to Low-Income Households, for sale or rental as determined to be 
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affordable to such households by HCIDLA for a period of 55 years. Enforcement of the 
terms of said covenant shall be the responsibility of HCIDLA. The applicant will present a 
copy of the recorded covenant to the Department of City Planning for inclusion in this file. 
The project shall comply with the Guidelines for the Affordable Housing Incentives 
Program adopted by the City Planning Commission and with any monitoring requirements 
established by the HCIDLA. Refer to the Density Bonus Legislation Background section of 
this determination. 

29. Automobile Parking. Based upon the number of dwelling units proposed 102 parking 
spaces shall be provided for the project. Vehicle parking shall be provided consistent with 
LAMC Section 12.22 A.25, Parking Option 2, which permits one parking space for each 
Restricted Affordable Unit, except that Restricted Affordable Units that are set aside for 
Low or Very Low Senior Citizens and/or Disabled Persons may provide one-half parking 
space per unit and Restricted Affordable Units within a Residential Hotel may provide one­
quarter parking space per unit. Non-Restricted Affordable Units (including any manager's 
units) shall provide parking consistent with the SNAP Specific Plan. 

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

31. Height. The maximum building height shall be limited to 55 feet. 

Environmental Conditions 

32. Aesthetics (Landscape Plan). All open areas not used for buildings, driveways, parking 
areas, recreational facilities or walks shall be attractively landscaped and maintained in 
accordance with a landscape plan and an automatic irrigation plan, prepared by a 
Landscape Practitioner {Sec. 12.40-D) and to the satisfaction of the decision maker. 

33. Aesthetics (Vandalism). 
a. Every building, structure, or portion thereof, shall be maintained in a safe and 

sanitary condition and good repair, and free from, debris, rubbish, garbage, trash, 
overgrown vegetation or other similar material, pursuant to Municipal Code Section 
91.8104. 

b. The exterior of all buildings and fences shall be free from graffiti when such graffiti is 
visible from a street or alley, pursuant to Municipal Code Section 91.8104.15. 

34. Aesthetics (Signage on Construction Barriers). 
a. The applicant shall affix or paint a plainly visible sign, on publically accessible 

portions of the construction barriers, with the following language: "POST NO BILLS". 

b. Such language shall appear at intervals of no less than 25 feet along the length of 
the publically accessible portions of the barrier. 

c. The applicant shall be responsible for maintaining the visibility of the required 
signage and for maintaining the construction barrier free and clear of any 
unauthorized signs within 48 hours of occurrence. 
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35. Aesthetics (Light). Outdoor lighting shall be designed and installed with shielding, such 
that the light source cannot be seen from adjacent residential properties or the public right­
of-way, nor from above. 

36. Aesthetics (Glare). The exterior of the proposed structure shall be constructed of 
materials such as, but not limited to, high-performance and/or non-reflective tinted glass 
(no mirror-like tints or films) and pre-cast concrete or fabricated wall surfaces to minimize 
glare and reflected heat. 

37. Air Pollution (Demolition, Grading, and Construction Activities). 
a. All unpaved demolition and construction areas shall be wetted at least twice daily 

during excavation and construction, and temporary dust covers shall be used to 
reduce dust emissions and meet SCAQMD District Rule 403. 

b. The construction area shall be kept sufficiently dampened to control dust caused by 
grading and hauling, and at all times provide reasonable control of dust caused by 
wind. 

c. All clearing, earth moving, or excavation activities shall be discontinued during 
periods of high winds (i.e., greater than 15 mph), so as to prevent excessive 
amounts of dust. 

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

e. All dirt/soil materials transported off-site shall be either sufficiently watered or 
securely covered to prevent excessive amount of dust. 

f. General contractors shall maintain and operate construction equipment so as to 
minimize exhaust emissions. 

g. Trucks having no current hauling activity shall not idle but be turned off. 

38. Tree Removal (Non-Protected Trees). 
a. Prior to the issuance of any permit, a plot plan shall be prepared indicating the 

location, size, type, and general condition of all existing trees on the site and within 
the adjacent public right(s)-of-way. 

b. All significant (8-inch or greater trunk diameter, or cumulative trunk diameter if multi­
trunked, as measured 54 inches above the ground) non-protected trees on the site 
proposed for removal shall be replaced at a 1:1 ratio with a minimum 24-inch box 
tree. Net, new trees, located withih the parkway of the adjacent public right(s)-of­
way, may be counted toward replacement tree requirements. 

c. Removal or planting of any tree in the public right-of-way requires approval of the 
Board of Public Works. Contact Urban Forestry Division at: 213-847-3077. All trees 
in the public right-of-way shall be provided per the current standards of the Urban 
Forestry Division the Department of Public Works, Bureau of Street Services. 

39. Tree Removal (Public Right-of-Way). 
a. Removal of trees in the public right-of-way requires approval by the Board of Public 

Works. 
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b. The required Tree Report shall include the location, size, type, and condition of all 
existing trees in the adjacent public right-of-way and shall be submitted for review 
and approval by the Urban Forestry Division of the Bureau of Street Services, 
Department of Pubic Works (213-847-3077). 

c. The plan shall contain measures recommended by the tree expert for the 
preservation of as many trees as possible. Mitigation measures such as replacement 
by a minimum of 24-inch box trees in the parkway and on the site, on a 1:1 basis, 
shall be required for the unavoidable loss of significant (8-inch or greater trunk 
diameter, or cumulative trunk diameter if multi-trunked, as measured 54 inches 
above the ground) trees in the public right-of-way. 

d. All trees in the public right-of-way shall be provided per the current Urban Forestry 
Division standards. 

40. Cultural Resources (Archaeological). If any archaeological materials are encountered 
during the course of project development, all further development activity shall halt and: 

a. The services of an archaeologist shall then be secured by contacting the South 
Central Coastal Information Center (657-278-5395) located at California State 
University Fullerton, or a member of the Society of Professional Archaeologist 
(SOPA) or a SOPA-qualified archaeologist, who shall assess the discovered 
material(s) and prepare a survey, study or report evaluating the impact. 

b. The archaeologist's survey, study or report shall contain a recommendation(s), if 
necessary, for the preservation, conservation, or relocation of the resource. 

c. The applicant shall comply with the recommendations of the evaluating 
archaeologist, as contained in the survey, study or report. 

d. Project development activities may resume once copies of the archaeological survey, 
study or report are submitted to: 

SCCIC Department of Anthropology 
McCarthy Hall477 
CSU Fullerton 
800 North State College Boulevard 
Fullerton, CA 92834 

e. Prior to the issuance of any building permit, the applicant shall submit a letter to the 
case file indicating what, if any, archaeological reports have been submitted, or a 
statement indicating that no material was discovered. 

f. A covenant and agreement binding the applicant to this condition shall be recorded 
prior to issuance of a grading permit. 

41. Cultural Resources (Paleontological). If any paleontological materials are encountered 
during the course of project development, all further development activities shall halt and: 

a. The services of a paleontologist shall then be secured by contacting the Center for 
Public Paleontology - USC, UCLA, California State University Los Angeles, California 
State University Long Beach, or the Los Angeles County Natural History Museum -
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who shall assess the discovered material(s) and prepare c;1 survey, study or report 
evaluating the impact. 

b. The paleontologist's survey, study or report shall contain a recommendation(s), if 
necessary, for the preservation, conservation, or relocation of the resource. 

c. The applicant shall comply with the recommendations of the evaluating 
paleontologist, as contained in the survey, study or report. 

d. Project development activities may resume once copies of the paleontological 
survey, study or report are submitted to the Los Angeles County Natural History 
Museum. 

e. Prior to the issuance of any building permit, the applicant shall submit a letter to the 
case file indicating what, if any, paleontological reports have been submitted, or a 
statement indicating that no material was discovered. 

f. A covenant and agreement binding the applicant to this condition shall be recorded 
prior to issuance of a grading permit. 

42. Cultural Resources (Human Remains). In the event that human remains are discovered 
during excavation activities, the following procedure shall be observed: 

a. Stop immediately and contact the County Coroner: 

1104 N. Mission Road 
Los Angeles, CA 90033 
323-343-0512 (8 a.m. to 5 p.m. Monday through Friday) or 
323-343-0714 (After Hours, Saturday, Sunday, and Holidays) 

b. The coroner has two working days to examine human remains after being notified by 
the responsible person. If the remains are Native American, the Coroner has 24 
hours to notify the Native American Heritage Commission. 

c. The Native American Heritage Commission will immediately notify the person it 
believes to be the most likely descendent of the deceased Native American. 

d. The most likely descendent has 48 hours to make recommendations to the owner, or 
representative, for the treatment or disposition, with proper dignity, of the human 
remains and grave goods. 

e. If the descendent does not make recommendations within 48 hours the owner shall 
reinter the remains in an area _of the propertY. secure from further disturbance, or; 

f. If the owner does not accept the descendant's recommendations, the owner or the 
descendent may request mediation by the Native American Heritage Commission. 

g. Discuss and confer means the meaningful and timely discussion careful 
consideration of the views of each party. 

43. Seismic. The design and construction of the project shall conform to the California 
Building Code seismic standards as approved by the Department of Building and Safety. 
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44. Erosion/Grading/Short-Term Construction Impacts. 
a. The applicant shall provide a staked signage at the site with a minimum of 3-inch 

lettering containing contact information for the Senior Street Use Inspector 
(Department of Public Works), the Senior Grading Inspector (LADBS) and the 
hauling or general contractor. 

b. All grading activities require grading permits from the Department of Building and 
Safety. Additional provisions are required for grading activities within Hillside areas. 

c. Excavation and grading activities shall be scheduled during dry weather periods. If 
grading occurs during the rainy season (October 15 through April 1 ), diversion dikes 
shall be constructed to channel runoff around the site. Channels shall be lined with 
grass or roughened pavement to reduce runoff velocity. 

d. Stockpiles, excavated, and exposed soil shall be covered with secured tarps, plastic 
sheeting, erosion control fabrics, or treated with a bio-degradable soil stabilizer. 

45. Geotechnical Report. The project shall comply with the conditions contained within the 
Department of Building and Safety's Geology and Soils Report Approval Letter for the 
proposed project, and as it may be subsequently amended or modified. 

46. Green House Gas Emissions. Only low- and non-VOC-containing paints, sealants, 
adhesives, and solvents shall be utilized in the construction of the project. 

47. Explosion/Release (Existing Toxic/Hazardous Construction Materials). 
a. (Asbestos) Prior to the issuance of any permit for the demolition or alteration of the 

existing structure(s), the applicant shall provide a letter to the Department of Building 
and Safety from a qualified asbestos abatement consultant indicating that no 
Asbestos-Containing Materials (ACM) are present in the building. If ACMs are found 
to be present, it will need to be abated in compliance with the South Coast Air 
Quality Management District's Rule 1403 as well as all other applicable State and 
Federal rules and regulations. 

b. (Lead Paint) Prior to issuance of any permit for the demolition or alteration of the 
existing structure(s), a lead-based paint survey shall be performed to the written 
satisfaction of the Department of Building and Safety. Should lead-based paint 
materials be identified, standard handling and disposal practices shall be 
implemented pursuant to OSHA regulations. 

c. (Polychlorinated Biphenyl - Commercial and Industrial Buildings) Prior to issuance 
of a demolition permit, a polychlorinated biphenyl (PCB) abatement contractor shall 
conduct a survey of the project site to identify and assist with compliance with 
applicable state and federal rules and regulation governing PCB removal and 
disposal. 

48. Explosion/Release (Methane Gas). 
a. All commercial, industrial, and institutional buildings shall be provided with an 

approved Methane Control System, which shall include these minimum 
requirements; a vent system and gas-detection system which shall be installed in the 
basements or the lowest floor level on grade, and within underfloor space of 
buildings with raised foundations. The gas-detection system shall be designed to 
automatically activate the vent system when an action level equal to 25% of the 
Lower Explosive Limit (LEL) methane concentration is detected within those areas. ' 
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b. All multiple residential buildings shall have adequate ventilation as defined in Section 
91.7102 of the Municipal Code of a gas-detection system installed in the basement 
or on the lowest floor level on grade, and within the underfloor space in buildings with 
raised foundations. 

49. Stormwater Pollution (Demolition, Grading, and Construction Activities). 
a. Leaks, drips and spills shall be cleaned up immediately to prevent contaminated 

soil on paved surfaces that can be washed away into the storm drains. 

b. All vehicle/equipment maintenance, repair, and washing shall be conducted away 
from storm drains. All major repairs shall be conducted off-site. Drip pans or drop 
clothes shall be used to catch drips and spills. 

c. Pavement shall not be hosed down at material spills. Dry cleanup methods shall be 
used whenever possible. 

d. Dumpsters shall be covered and maintained. Uncovered dumpsters shall be placed 
under a roof or be covered with tarps or plastic sheeting. 

50. Land Use/Planning. 
a. An air filtration system shall be installed and maintained with filters meeting or 

exceeding the ASHRAE Standard 52.2 Minimum Efficiency Reporting Value 
(MERV) of 11, to the satisfaction of the Department of Building and Safety. 

b. Wall and roof-ceiling assemblies making up the building envelope shall have an 
STC of at least 50, and exterior windows shall have a minimum STC of 30, as 
determined in accordance with ASTM E90 and ASTM E413, or any amendment 
thereto. 

c. All exterior windows having a line of sight of a Major Highway shall be constructed 
with double-pane glass and use exterior wall construction which provides a Sound 
Transmission Coefficient (STC) value of 50, as determined in accordance with 
ASTM E90 and ASTM E413, or any amendment thereto. 

d. The applicant, as an alternative, may retain an acoustical engineer to submit 
evidence, along with the application for a building permit, any alternative means of 
sound insulation sufficient to mitigate interior noise levels below a CNEL of 45 dBA 
in any habitable room. 

51. Increased Noise Levels (Demolition, Grading, and Construction Activities). 
a. The project shall comply with the City of Los Angeles Noise Ordinance No. 144,331 

and 161,574, and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

b. Construction and demolition shall be restricted to the hours of 7:00 am to 6:00 pm 
Monday through Friday, and 8:00 am to 6:00 pm on Saturday. 

c. Demolition and construction activities shall be scheduled so as to avoid operating 
several pieces of equipment simultaneously, which causes high noise levels. 

d. The project contractor shall use power construction equipment with state-of-the-art 
noise shielding and muffling devices. 
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52. Increased Noise Levels (Parking Structure Ramps). 
a. Concrete, not metal, shall be used for construction of parking ramps. 

b. The interior ramps shall be textured to prevent tire squeal at turning areas. 

c. Parking lots located adjacent to residential buildings shall have a solid decorative 
wall adjacent to the residential. 

53. Public Services (Fire). The following recommendations of the Fire Department relative to 
fire safety shall be incorporated into the building plans, which includes the submittal of a 
plot plan for approval by the Fire Department either prior to the recordation of a final map 
or the approval of a building permit. The plot plan shall include the following minimum 
design features: fire lanes, where required, shall be a minimum of 20 feet in width; all 
structures must be within 300 feet of an approved fire hydrant, and entrances to any 
dwelling unit or guest room shall not be more than 150 feet in distance in horizontal travel 
from the edge of the roadway of an improved street or approved fire lane. 

54. Public Services (Police - Demolition/Construction Sites). Fences shall be constructed 
around the site to minimize trespassing, vandalism, short-cut attractions and attractive 
nuisances. 

55. Public Services (Police). The plans shall incorporate the design guidelines relative to 
security, semi-public and private spaces, which may include but not be limited to access 
control to building, secured parking facilities, walls/fences with key systems, well­
illuminated public and semi-public space designed with a minimum of dead space to 
eliminate areas of concealment, location of toilet facilities or building entrances in high-foot 
traffic areas, and provision of security guard patrol throughout the project site if needed. 
Please refer to "Design Out Crime Guidelines: Crime Prevention Through Environmental 
Design", published by the Los Angeles Police Department. Contact the Community 
Relations Division, located at 100 W. 1st Street, #250, Los Angeles, CA 90012; (213) 486-
6000. These measures shall be approved by the Police Department prior to the issuance 
of building permits. 

56. Public Services (Construction Activity Near Schools). 
a. The developer and contractors shall maintain ongoing contact with administrator of 

Frank Del Omo Elementary School, Virgil Middle School and Hubbard College of 
Administration. The administrative offices shall be contacted when demolition, 
grading and construction activity begin on the project site so that students and their 
parents will know when such activities are to occur. The developer shall obtain 
school walk and bus routes to the schools from either the administrators or from the 
LAUSD's Transportation Branch (323)342-1400 and guarantee that safe and 
convenient pedestrian and bus routes to the school be maintained. 

b. The developer shall install appropriate traffic signs around the site to ensure 
pedestrian and vehicle safety. 

c. There shall be no staging or parking of construction vehicles, including vehicles to 
transport workers on any of the streets adjacent to the school. 

d. Due to noise impacts on the schools, no construction vehicles or haul trucks shall be 
staged or idled on these streets during school hours. 
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57. Public Services (Schools). The applicant shall pay school fees to the Los Angeles 
Unified School District to offset the impact of additional student enrollment at schools 
serving the project area. 

58. Recreation (Increased Demand For Parks Or Recreational Facilities). 
a. (Apartments) Pursuant to Section 21.10 of the Los Angeles Municipal Code, the 

applicant shall pay the Dwelling Unit Construction Tax for construction of apartment 
buildings. 

b. Prior to the issuance of a Certificate of Occupancy, the applicant for any residential 
project shall pay a fee to the Parks First Trust Fund of $4,300 per dwelling unit. The 
calculation of a Parks First Trust Fund fee to be paid or actual park space to be 
provided pursuant to this Ordinance shall be off-set by the amount of any Quimby 
Fee (LAMC § 17.12) or dwelling unit construction tax (LAMC § 21.10.1, et seq.) paid 
as a result of the project. All residential units in a project, containing units set aside 
as affordable for very low or low income residents, that are subsidized with public 
funds and/or Federal or State Tax Credits with affordability covenants of at least 30 
years are exempt from the Parks First Trust Fund. 

59. Increased Vehicle Trips/Congestion. 
a. Implementing measures detailed in the Department of Transportation's 

communication to the Planning Department dated October 3, 2014 and attached 
shall be complied with. Such report and mitigation measure(s) are incorporated 
herein by reference. 

b. A Construction work site traffic control plan shall be submitted to LADOT for review 
and approval prior to the start of any construction work. The plans shall show the 
location of any roadway or sidewalk closures, traffic detours, haul routes, hours of 
operation, protective devices, warning signs and access to abutting properties. All 
construction related traffic shall be restricted to off-peak hours. 

c. The applicant shall verify with the Department of Building and Safety the number of 
Code-required parking spaces needed for the project. 

d. The conceptual site plan for the project, which is illustrated in Attachment 2, is 
acceptable to DOT; however, review and approval of the driveway dimensions, 
access and circulation scheme shall be coordinated with DOT's Citywide Planning 
Coordination Section (201 N. Figueroa Street, 4th Floor, Station 3, 213- 482-7024). 

e. The applicant shall contact DOT for driveway width and internal circulation 
requirements so that such traffic flow considerations are designed and incorporated 
early into the building and parking layout plans. 

f. All pick-up and drop-off activities shall take place on-site. Any security gates shall be 
a minimum of 20 feet from the property line. 

g. Per Section 19.15 of the Los Angeles Municipal Code and Ordinance No. 180542, 
specific fees for traffic study review, condition clearance, and permit issuance shall 
be paid to the Department of Transportation for permit issuance activities. 

60. Safety Hazards. 
a. The developer shall install appropriate traffic signs around the site to ensure 

pedestrian and vehicle safety. 
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b. The applicant shall submit a parking and driveway plan that incorporates design 
features that reduce accidents, to the Bureau of Engineering and the Department of 
Transportation for approval. 

61. Utilities (Local Water Supplies- Landscaping). 
a. The project shall comply with Ordinance No. 170,978 (Water Management 

Ordinance), which imposes numerous water conservation measures in landscape, 
installation, and maintenance (e.g, use drip irrigation and soak hoses in lieu of 
sprinklers to lower the amount of water lost to evaporation and overspray, set 
automatic sprinkler systems to irrigate during the early morning or evening hours to 
minimize water loss due to evaporation, and water less in the cooler months and 
during the rainy season). 

In addition to the requirements of the Landscape Ordinance, the landscape plan shall 
incorporate the following: 

b. Weather-based irrigation controller with rain shutoff 

c. Matched precipitation (flow) rates for sprinkler heads 

d. Drip/microspray/subsurface irrigation where appropriate 

e. Minimum irrigation system distribution uniformity of 75 percent 

f. Proper hydro-zoning, turf minimization and use of native/drought tolerant plan 
materials 

g. Use of landscape contouring to minimize precipitation runoff 

h. A separate water meter (or submeter), flow sensor, and master valve shutoff shall be 
installed for existing and expanded irrigated landscape areas totaling 5,000 sf. and 
greater. 

62. Utilities (Local Water Supplies - All New Construction). 
a. If conditions dictate, the Department of Water and Power may postpone new water 

connections for this project until water supply capacity is adequate. 

b. Install high-efficiency toilets (maximum 1.28 gpf), including dual-flush water closets, 
and high-efficiency urinals (maximum 0.5 gpf), including no-flush or waterless 
urinals, in all restrooms as appropriate. 

c. Install restroom faucets with a maximum flow rate of 1.5 gallons per minute. 

d. A separate water meter (or submeter), flow sensor, and master valve shutoff shall be 
installed for all landscape irrigation uses. 

e. Single-pass cooling equipment shall be strictly prohibited from use. Prohibition of 
such equipment shall be indicated on the building plans and incorporated into tenant 
lease agreements. (Single-pass cooling refers to the use of potable water to extract 
heat from process equipment, e.g. vacuum pump, ice machines, by passing the 
water through equipment and discharging the heated water to the sanitary 
wastewater system.) 
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63. Utilities (Local Water Supplies - New Commercial). All restroom faucets shall be of a 
self-closing design. 

64. Utilities (Local Water Supplies - New Residential). 
a. Install no more than one showerhead per shower stall, having a flow rate no greater 

than 2.0 gallons per minute. 

b. Install and utilize only high-efficiency clothes washers (water factor of 6.0 or less) in 
the project, if proposed to be provided in either individual units and/or in a common 
laundry room(s). If such appliance is to be furnished by a tenant, this requirement 
shall be incorporated into the lease agreement, and the applicant shall be 
responsible for ensuring compliance. 

c. Install and utilize only high-efficiency Energy Star-rated dishwashers in the project, if 
proposed to be provided. If such appliance is to be furnished by a tenant, this 
requirement shall be incorporated into the lease agreement, and the applicant shall 
be responsible for ensuring compliance. 

65. Utilities (Solid Waste Recycling). 
a. (Operational) Recycling bins shall be provided at appropriate locations to promote 

recycling of paper, metal, glass, and other recyclable material. These bins shall be 
emptied and recycled accordingly as a part of the project's regular solid waste 
disposal program. 

b. (Construction/Demolition) Prior to the issuance of any demolition or construction 
permit, the applicant shall provide a copy of the receipt or contract from a waste 
disposal company providing services to the project, specifying recycled waste 
service(s), to the satisfaction of the Department of Building and Safety. The 
demolition and construction contractor(s) shall only contract for waste disposal 
services with a company that recycles demolition and/or construction-related wastes. 

c. (Construction/Demolition) To facilitate on-site separation and recycling of demolition­
and construction-related wastes, the contractor(s) shall provide temporary waste 
separation bins on-site during demolition and construction. These bins shall be 
emptied and the contents recycled accordingly as a part of the project's regular solid 
waste disposal program. 

66. Utilities (Solid Waste Disposal). All waste shall be disposed of properly. Use 
appropriately labeled recycling bins to recycle demolition and construction materials 
including: solvents, water-based paints, vehicle fluids, broken asphalt and concrete, bricks, 
metals, wood, and vegetation. Non-recyclable materials/wastes shall be taken to an 
appropriate landfill. Toxic wastes must be discarded at a licensed regulated disposal site. 

Other Conditions 

67. Los Angeles Unified School District (LAUSD). 
a. LAUSD Transportation Branch at (213) 580-2950 shall be contacted regarding 

the potential impact upon existing school bus routes. 

b. School buses must have unrestricted access to schools. 

c. During the construction phase, truck traffic and construction vehicles shall not 
cause traffic delays for LAUSD transported students. 
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d. During and after construction changed traffic patterns, land adjustment, traffic 
light patterns, and altered bus stops may not affect school buses' on-time 
performance and passenger safety. 

e. Trucks and construction vehicles that encounter school buses using red-flashing­
lights must-stop-indicators shall stop. 

f. The Project Manager or designee shall notify the LAUSD Transportation Branch 
of the expected start and ending dates for various portions of the project that may 
affect traffic within nearby schools. 

g. Contractors shall maintain safe and convenient pedestrian routes to all nearby 
school. The applicable Pedestrian Route to School map can be found at 
http://www .lausd-oehs. org/saferoutestoschool.asp 

h. Contractors shall maintain ongoing communication with LAUSD school 
administrators, providing sufficient notice to forewarn children and parents when 
existing pedestrian and vehicle routes to school may be required. 

i. Installation and maintenance of appropriate traffic controls (sign and signals) to 
ensure pedestrian and vehicular safety. 

j. Haul Routes shall not pass by any school, except when school is not in session. 

k. No staging or parking of construction related vehicles, including worker-transport 
vehicles, shall occur on or adjacent to a school property. 

I. Funding for crossing guards (at contractor's expense) is required when safety of 
children may be compromised by construction-related activities at impacted 
school crossings. 

m. Barriers and/or fencing shall be installed to secure construction equipment and to 
minimize trespassing, vandalism, short-cut attractions, and attractive nuisances. 

n. Contractor's shall provide security patrols (at their expense) to minimize 
trespassing, vandalism, and short-cut attractions. 

o. Information related to school developer fees can be obtained by contacting the 
LAUSD Developer Fee Office at (213) 743-3670. 

Administrative Conditions 

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

69. Notations on Plans. Plans submitted to the Department of Building and Safety, for the 
purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or 
notations required herein. 
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70. Approval, Verification and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file. 

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

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

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

7 4. Covenant. Prior to the issuance of any permits relative to this matter, a covenant 
acknowledging and agreeing to comply with all the terms and conditions established 
herein shall be recorded in the County Recorder's Office. The agreement (standard master 
covenant and agreement for CP-6770) shall run with the land and shall be binding on any 
subsequent owners, heirs or assigns. The agreement with the conditions attached must be 
submitted to the Development Services Center for approval before being recorded. After 
recordation; a certified copy bearing the Recorder's number and date shall be provided to 
the Department of City Planning for attachment to the subject case file. 

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

76. Indemnification. The applicant shall defend, indemnify and hold harmless the City, its 
agents, officers, or employees from any claim, action, or proceeding against the City or its 
agents, officers, or employees relating to or to attack, set aside, void or annul this approval 
which action is brought within the applicable limitation period. The City shall promptly 
notify the applicant of any claim, action, or proceeding and the City shall cooperate fully in 
the defense. If the City fails to promptly notify the applicant of any claim action or 
proceeding, or if the City fails to cooperate fully in the defense, the applicant shall not 
thereafter be responsible to defend, indemnify, or hold harmless the City. 
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FINDINGS 

Entitlement Findings 

1. Conditional Use Findings 

a) The project will enhance the built environment in the surrounding neighborhood 
or will perform a function or provide a service that is essential or beneficial to the 
community, city or region. 

The Applicant, AMCAL, is requesting a Conditional Use to permit the increase of density 
greater than the maximum 35% increase allowed by the Density Bonus Ordinance. The 
applicant seeks a density bonus increase of 89 percent in order to permit 100 residential 
units (99 restricted affordable and one manager's market rate unit) in lieu of 53 units 
otherwise allowed. 

According to the Housing Element of the City of Los Angeles General Plan, page 1-14, 
29 percent of total households in Los Angeles City are in the Very Low Income Category 
and 16.1 percent are in the Low Income Category. Almost half of the City's residents are 
in the Very Low or Low Income Categories. Additionally, the Housing Element of the 
General Plan shows that of the 29 percent Very Low Income households, 82 percent are 
renters and 18 percent are owners and of the 16.1 percent Low Income households, 73 
are renters and 27 percent are owners. A significant number of Los Angeles' Very Low 
and Low Income households are renters. The Applicant, AMCAL Multi-Housing, Inc. is 
proposing to build a mixed use Transit Oriented Development with 1 00 apartment units and 
4,134 square feet of ground floor commercial. Of the 100 dwelling units, 99 are restricted 
affordable units and one is a non-restricted managers unit. The proposed project will 
provide affordable housing for residents in the low and very low income brackets as defined 
by HCD and HCID requirements. It is indisputable that the need for affordable housing for 
all citizens reaches all corners of the City. Providing affordable housing at this location will 
serve the public convenience by contributing to the widespread need for housing close to a 
major transit stop. The overall stability of the community benefits from housing dedicated to 
affordability thereby contributing to the welfare of the community. 

The Housing Element of the City of Los Angeles General Plan considers large 
households to fall into a category that has unique special needs and circumstances. The 
Housing Element of the General Plan states, "Large family households need large 
housing units of three-or-more bedrooms in order to avoid being overcrowded (1.01 or 
more persons per room, under the Federal standard)." The project's unit mix is 
comprised of two studio apartments, 41 one-bedroom apartments, 24 two-bedroom 
apartments and 33 three-bedroom apartments. The Applicant proposes to designate one­
third of the units to large households as restricted affordable units. Given the large number 
of Very Low and Low Income households in the City of Los Angeles and the special 
needs of large family households, the construction of new affordable housing with the 
density increase of 89 percent will serve a critical need and essential service to the City 
and Region. 

Pursuant to LAMC 12.24 F: "In approving a project, the decision maker may impose 
conditions related to the interests addressed in the findings set forth in Subsection E. 
The decision may state that the height and area regulations required by other provisions 
of this Chapter shall not apply to the conditional use approved." In order to provide the 
additional affordable residential units, the project requires the relief from the required 
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floor area. The project requires a 2.31:1 FAR in lieu of the maximum of 2:1 permitted by 
the SNAP Specific Plan. Relief from the area requirement will ensure that the project will 
be able to provide affordable housing to very low and low income households at the 
residential density that is needed, and fulfill a special housing need by providing 33, 
three-bedroom units for large households. 

The proposed project's FAR, height, bulk and massing will also enhance the built 
environment in the surrounding area. Currently, the site contains an existing one- and 
two-story commercial building and surface parking lots. As designed, the proposed 
project will enhance Vermont Avenue and provide an affordable housing development 
project in close proximity to the Metro Vermont/Beverly Red Line Station and Metro 
Rapid Bus Lines. As conditioned, the Applicant will make enhancements to the adjacent 
public right-of-way including new street trees, bicycle racks, public benches and trash 
receptacles. This redevelopment will enhance the built environment in the surrounding 
area. 

b) The project's location, size, height, operation and other significant features will be 
compatible with and will not adversely affect or further degrade adjacent 
properties, the surrounding neighborhood, or the public health, welfare, and 
safety. 

The project site consists of 0.98 acres (42,930 square feet) and is located on Vermont 
Avenue in a commercially zoned corridor. The subject site and those properties to the 
north, south and east are zoned C2-1 and are developed with commercial, bank, retail, 
car dealership and surface parking lots. Properties further south, across Council Street, 
consist of institutional uses that include the Frank Del Omo Elementary School and Virgil 
Middle School. Properties to the west, across the 20-foot alley, consist of multi-family 

. residential uses that range in height from two- to five-stories. In addition to the mix of 
land uses and zoning, the area includes a mix of Specific Plan Subareas. The properties 
to the north and east are designated Subarea C (Community Center). The properties to 
the west are designated Subarea A (Neighborhood Conservation). The subject site and 
properties to the south are designated Subarea B (Mixed Use Boulevards) with the 
properties further south, across Council Street, designated Subarea E (Community 
Facilities). The project site is approximately 255 feet from the Vermont/Beverly Metro 
Station and near numerous MTA bus route stops along Vermont Avenue and Beverly 
Boulevard. The location of the project site provides many transit options for the future 
tenants of the project. 

The immediate area does not contain a consistent development pattern, architectural 
style, or land use pattern. Buildings in the area are built to a variety of heights, FAR, 
setbacks, and massing. Currently, the site contains a surface parking lot and one- and 
two-story commercial building. As designed, the proposed project will revitalize 
underutilized lots with a mixed use development that is pedestrian oriented by removing 
curb cuts along Vermont Avenue, locating vehicular access to the site in the rear via the 
alley, providing ground floor retail and residential amenities at the ground floor. As 
conditioned, the Applicant will make enhancements to adjacent public right-of-way 
including new street trees, bicycle racks, public benches and trash receptacles. In order 
to provide the additional affordable residential units, the project requires 2.31:1 FAR in 
lieu of the maximum of 2:1 FAR permitted by the SNAP Specific Plan. Relief from the 
area requirements will ensure that the project will be able to provide affordable housing 
at the residential density that is needed to Very Low and Low Income households and 
also provide for special housing needs by devoting one-third of the units to large 
households which need large housing units of three-or-more bedrooms in order to avoid 
being overcrowded. The development of the project site will be no less compatible with 
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the mix of building types, densities, and uses in the area than as the site is currently 
developed. 

The SNAP Specific Plan for Subarea B envisions mixed use developments composed of 
ground floor neighborhood serving commercial uses with three levels of residential units 
above, along commercial and transit corridors similar to the proposed project. The 
proposed project will be compatible with typology of development for Subarea B, with the 
surrounding neighborhood which currently has a mix of uses, scales and densities and 
with a recently approved affordable housing development that is approximately three 
blocks northeast of the site, the PATH project, which provides permanent supportive 
housing and ancillary support services. Therefore, as designed and as conditioned, the 
project will not adversely affect adjacent properties. 

c) The project substantially conforms with the purpose, intent and provisions of the 
General Plan, the applicable Community Plan, and any applicable Specific Plan. 

The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies. The General Plan is comprised of a 
range of State-mandated elements, including, Land Use, Transportation, Noise, Safety, 
Housing and Conservation. The City's Land Use Element is divided into 35 community 
plans that establish parameters for land use decisions within those sub-areas of the City. 

The project site is located entirely within the boundaries of the Wilshire Community Plan. 
The project site has a land use designation of Neighborhood Office Commercial. The 
proposed construction of a mixed-use development with 1 00 residential units (of which 
99 units are restricted affordable and one market rate manager's unit) and 4,134 square 
feet of commercial/retail space on the ground floor is not consistent with the property's 
SNAP Subarea B designation. However, the Applicant is seeking a number of 
entitlements for relief, as follows: a Conditional Use to increase the density, Density 
Bonus On-Menu Incentives to increase the overall building height and SNAP stepback 
requirement and to increase the floor area ratio, Density Bonus Off-Menu Incentives for 
relief from the SNAP transitional height requirements, SNAP stepback requirement and 
the Code's commercial loading space requirement, Project Permit Adjustments for relief 
from the SNAP stepback requirement and transparency requirement, a Project Permit 
Compliance Review with SNAP and a Site Plan Review for a project that results in 50 or 
more residential units. With the approval of these entitlements from the City Planning 
Commission, the proposed project will be in substantial conformance with the purposes, 
intent, and provisions of the General Plan and all of its elements and the 
Vermont/Western SNAP Specific Plan. 

The Framework Element 

The Framework Element for the General Plan (Framework Element) was adopted by the 
Los Angeles City Council on December 11, 1996 and re-adopted on August 8, 2001. 
The Framework Element provides guidance regarding policy issues for the entire City of 
Los Angeles, including the Project site. The Framework Element of the General Plan 
establishes general policies for the City of Los Angeles based on projected population 
growth. Land use, housing, urban form and neighborhood design, open space, economic 
development, transportation, infrastructure, and public services are all addressed in the 
context of accommodating future City-wide population increases. The City's various 
land use "categories" are defined based on appropriate corresponding development 
standards including density, height, and use. 
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Objective 3.4: Encourage new multi-family residential, retail commercial and office 
development in the City's neighborhood districts, community, regional, and downtown 
centers as well as along primary transit corridors/boulevards, while at the same time 
conserving existing neighborhoods and related districts. 

Goal 31: A network of boulevards that balance community needs and economic 
objectives with transportation functions and complement adjacent residential 
neighborhoods. 

Objective 3. 13: Provide opportunities for the development of mixed-use boulevards 
where existing or planned major transit facilities are located and which are characterized 
by /ow-intensity or marginally viable commercial uses with commercial development and 
structures that integrate commercial, housing, and/or public services. 

Goal 3K: Transit stations to function as a primary focal point of the City's development. 

Objective 3. 15: Focus mixed commercial/residential uses, neighborhood-oriented retail, 
employment opportunities, and civic and quasi-public uses around urban transit stations, 
while protecting and preserving surrounding /ow-density neighborhoods from the 
encroachment of incompatible land uses. 

Policy 3.15.3: Increase the density generally within one quarter mile oftransit stations, 
determining appropriate locations based on consideration of the surrounding land use 
characteristics to improve their viability as new transit routes and stations are funded in 
accordance with Policy 3. 1. 6. 

The City's General Plan includes goals, objectives and policies to encourage housing, 
jobs, and services in closer proximity to one another; to create balanced communities 
and neighborhoods; and to reduce the number and length of work-related trips. The 
proposed project provides affordable housing conveniently located half a block south of 
the Metro Red Line Transit Station at Vermont Avenue and Beverly Boulevard. The 
General Plan encourages the development of multi-family residential housing in regional 
centers and along primary transit corridors and boulevards. The project site is 
designated Subarea B (Mixed Use Boulevards) in the SNAP and is surrounded by a mix 
of uses that include multi-family residential, commercial/retail, institutional (Elementary 
and Junior High Schools), a bank, a car dealership and surface parking lots. Additionally, 
the project site is located across the street, Vermont Avenue, from Subarea C 
(Community Center), which allows R4 Zone residential uses and C4 Zone commercial 
uses. The Framework Element also designates this portion of Vermont Avenue as a 
Mixed Use Boulevard. 

The project site is within a highly urbanized location in close proximity to several transit 
options. The project site is approximately 250 feet from the Metro Red Line 
Vermont/Beverly Station, which is located on the northwest corner of Vermont Avenue 
and Beverly Boulevard. The Metro Red Line Vermont/Beverly Station provides access to 
Hollywood and the San Fernando Valley, with connecting service to the Metro Orange 
Line (serving the west Valley and Chatsworth). The Metro Red Line and Purple Line 
serve Downtown including Los Angeles Union Station, with connecting service to the 
Metro Gold Line (serving Pasadena and East Los Angeles), Amtrak passenger rail, 
Metrolink commuter rail, and bus service for regional and local lines. The Metro Purple 
Line also serves Koreatown. The Metro Blue Line originates at the ih Street/Metro 
Center station and provides access from downtown Los Angeles to downtown Long 
Beach, as well as connecting service to the Metro Green Line (serving Norwalk, 
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Redondo Beach, and LAX via shuttle). The project site is also served by Metro Local 14 
on Beverly Boulevard and Metro Local 204 and Metro Rapid 754 on Beverly Boulevard. 

Land Use Element - Wilshire Community Plan 

The Wilshire Community Plan was updated and adopted by the Los Angeles City 
Council on September 19, 2001. The proposed project, a 100 percent affordable housing 
development excluding the manager's unit with ground floor neighborhood serving 
commercial/retail, advances a number of objectives and policies contained in the 
Wilshire Community Plan. These include: 

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

Objective 1-1: Provide for the preservation of existing quality housing, and for the 
development of new housing to meet the diverse economic and physical needs of the 
existing residents and expected new residents in the Wilshire Community Plan Area to 
the year 2010. 

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

Policy 1-1.4: Provide for housing along mixed-use boulevards where appropriate. 

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

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

Objective 1-4: Provide affordable housing and increased accessibility to more population 
segments, especially students, the handicapped and senior citizens. 

The Applicant proposes the revitalization of an underutilized site by demolishing a one­
and two-story building and surface parking lot and the construction, use and 
maintenance of a four-story mixed use development with 100 residential units (99 
restricted affordable units and one market rate manager's unit) and 4, 134 square feet of 
ground floor commercial space. The Applicant proposes to restrict 50 percent (50 units) 
for Very Low Income households and 49 percent (49 units) for Low Income households. 
The project provides ample open space for residents that include a 1 ,777-square-foot 
community space and a 8,379-square-foot courtyard which has an entertainment 
terrace, a community terrace with tot lot area for children and a dining terrace and 
private open space that includes 59 balconies that amount to 2,950 square feet. 

The Applicant is seeking a Conditional Use for a density increase greater than the 
maximum permitted under the Density Bonus Ordinance for an 89 percent density 
increase or 47 additional units. Thus, if approved, the project will provide a total of 100 
units with 50 units restricted to Very Low Income Households, 49 units restricted to Low 
I nco me Households and one market rate manager's unit. The proposed project is 
consistent with above objectives and policies of the Wilshire Community Plan by 
providing higher residential density near major public transportation centers and 
affordable housing that is accessible to more population segments as the project 
includes 1 00 residential units (99 restricted affordable units and one market rate 
manager's unit) that are within 250 feet of the Metro Red Line VermonUBeverly Station, 
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which provides access to Downtown Los Angeles, Hollywood and the San Fernando 
Valley with connecting service to the San Gabriel and Inland Empire to the east, to West 
Los Angeles and the coastal areas to the west, to South Los Angeles and the South Bay 
to the south. 

Vermont/Western Specific Plan 

The project is also located within the Vermont/Western Specific Plan and designated as 
Subarea B (Mixed Use Boulevards) with a C2-1 Zone and Neighborhood Office 
Commercial land use designation. Subarea B allows residential uses permitted in the R3 
Zone and commercial uses permitted in the C1.5 Limited Commercial Zone, in addition 
to Live/Work Quarters and Small Assembly workshops with the purpose of creating a 
denser, livelier pedestrian environment along major commercial and transit corridors like 
Vermont Avenue. The project site is permitted to be developed with residential only 
projects, commercial only projects and mixed use projects in Subarea B. The 
Vermont/Western Specific Plan was adopted by City Council on January 23, 2001 
(Ordinance 173,749) and effective on March 1, 2001. The proposed project is consistent 
with the following Purposes in Section 2 of this Specific Plan: 

C. Establish a clean, safe, comfortable and pedestrian oriented community environment 
for residents to shop in and use the public community services in the neighborhood; 

D. Improve the quality of housing stock in the neighborhood through the construction of 
affordable housing units available for home ownership, in Mixed Use buildings along 
transit corridors; 

E. Guide all development, including use, location, height and density, to assure 
compatibility of uses and to provide for the consideration of transportation and public 
facilities, aesthetics, landscaping, open space and the economic and social well-being of 
area residents; 

G. Create a transit friendly area by requiring conformance to pedestrian oriented design 
guidelines that establish building facade treatments, landscape standards, criteria for 
shade-producing building overhangs and awnings, street lighting and security lighting for 
streets, alleys, sidewalks and other pedestrian areas that adjoin new development; 

R. Facilitate the provision of studio and one bedroom apartments for adult students and 
senior citizens located near colleges, subway stations and along commercial corridors; 

The Applicant is seeking a Conditional Use to permit a density increase of 89 percent in 
order to permit 100 residential units of which 99 units are restricted affordable units to 
Very Low and Low Income households. In order to provide the additional affordable 
residential units, the project requires a 2.31:1 FAR in lieu of the maximum 2:1 FAR 
permitted by the SNAP Specific Plan. Relief from the area requirements will ensure that 
the project will be able to provide affordable housing at the residential density that is 
needed and also provide special housing needs by devoting one-third of the units (33 
units) to large households, which need large housing units of three-or-more bedrooms in 
order to avoid being overcrowded. Otherwise, as conditioned, the project will comply 
with the provisions of the Specific Plan. 

Transportation Element 

The City's Transportation Element was adopted by City Council on September 8, 
1999. The Transportation Element of the General Plan guides development of a 
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citywide transportation system with the goal of ensuring the efficient movement of people 
and goods. The Transportation Element recognizes that primary emphasis must be 
placed on maximizing the efficiency of existing and proposed transportation 
infrastructure through advanced transportation technology, reduction of vehicle trips, and 
focused growth in proximity to public transit. The project is consistent with the following 
objectives, policies and programs: 

Policy 2.11: Continue and expand requirements for new development to include bicycle 
storage and parking facilities, where appropriate. 

Objective 3: Support development in regional centers, community centers, major 
economic activity areas and along mixed-use boulevards as designated in the 
Community Plans. 

Policy 3. 13: Enhance pedestrian circulation in neighborhood districts, community 
centers, and appropriate locations in regional centers and along mixed-use boulevards; 
promote direct pedestrian linkages between transit portals/platforms and adjacent 
commercial development through facilities orientation and design. 

The Transportation Element includes goals and objectives to encourage housing, jobs, 
and services in closer proximity to one another; to create balanced communities and 
neighborhoods; and to reduce the number and length of work-related trips. The 
proposed project provides affordable housing and commercial/retail space conveniently 
located 250 feet south of the MTA Metro Red Line Transit station at Beverly Boulevard 
and Vermont Avenue. The Transportation Element encourages the development of 
multi-family residential housing in regional centers and along primary transit corridors 
and mixed-use boulevards. The project site is in a highly urbanized location in close 
proximity to several transit options, including the MT A subway system and the MTA 
Rapid Bus lines. The future tenants will have easy pedestrian access to the commercial 
shopping areas and institutional uses (i.e. Elementary and Junior High Schools) along 
Vermont Boulevard and Beverly Boulevard. Additionally, the proposed project will 
provide bicycle storage and parking facilities as required per the SNAP and in 
conformance with the Transportation Element. 

Housing Element 

The City's Housing Element for 2013-2021 was adopted by City Council on December 3, 
2013. The project is consistent with the following objectives, policies and programs: 

Goal 1: Housing Production and Preservation 

Policy 1. 1. 2: Expand affordable rental housing for all income groups that need 
assistance. 

Policy 1.1.3: Facilitate new construction and preservation of a range of different housing 
types that address the particular needs of the city's households. 

Policy 1.1.4: Expand opportunities for residential development, particularly in designated 
Centers, Transit Oriented Districts and along Mixed-Use Boulevards. 

Policy 1.4.1: Streamline the land use entitlement, environmental review, and building 
permit processes, while maintaining incentives to create and preserve affordable 
housing. 
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Goal 2: Safe, Livable, and Sustainable Neighborhoods 

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing, 
jobs, amenities, services and transit. 

Policy 2.2.2: Provide incentives and flexibility to generate new multi-family housing near 
transit and centers, in accordance with the General Plan Framework element, as 
reflected in Map ES. 1. 

The project is consistent with the above goals, objective and policies of the Housing 
Element as the project proposes a mixed use development with affordable housing and 
ground floor commercial/retail space that is near a major transit center, the 
Vermont/Beverly Red Line Station. The new mixed use development will create 100 
residential units, of which 99 units are restricted affordable for Very Low and Low 
Income Households and one market rate manager's unit, and 4,134 square feet of 
commercial/retail space. The project provides ample open space for residents that 
include a 1 ,777-square-foot community space and a 8,379-square-foot courtyard which 
has an entertainment terrace, a community terrace with tot lot area for children, a dining 
terrace and private open space that includes 59 balconies that amount to 2,950 square 
feet. 

d) The project is consistent with and implements the affordable housing provisions 
of the Housing Element of the General Plan. 

The City's Housing Element for 2013-2021 was adopted by City Council on December 3, 
2013. The project is consistent with the following objectives, policies and programs: 

Goal 1: Housing Production and Preservation 

Policy 1.1.2: Expand affordable rental housing for all income groups that need 
assistance. 

Policy 1. 1. 3: Facilitate new construction and preservation of a range of different housing 
types that address the particular needs of the city's households. 

Objective 1.2: Preserve quality rental and ownership housing for households of all 
income levels and special needs. 

Policy 1.2.7: Strengthen the capacity of the development community to preserve and 
manage affordable housing. 

Objective 1.4: Reduce regulatory and procedural barriers to the production and 
preservation of housing at all income levels and needs. 

Policy 1.4.1: Streamline the land use entitlement, environmental review, and building 
permit processes, while maintaining incentives to create and preserve affordable 
housing. 

Goal 2: Safe, Livable, and Sustainable Neighborhoods 

Objective 2.2: Promote sustainable neighborhoods that have mixed-income housing, 
jobs, amenities, services and transit. 
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Policy 2.2.2: Provide incentives and flexibility to generate new multi-family housing near 
transit and centers, in accordance with the General Plan Framework element, as 
reflected in Map ES. 1. 

The project is consistent with the above goals, objective and policies of the Housing 
Element as the project proposes a mixed use development with affordable housing and 
ground floor commercial/retail space that is near a major transit center; the 
Vermont/Beverly Red Line Station. The new mixed use development will create 100 
residential units, of which 99 units are restricted affordable for Very Low and Low 
Income Households and one market rate manager's unit, and 4,134 square feet of 
commercial/retail space. The project provides ample open space for residents that 
include a 1, 777 -square-foot community space and a 8,379-square-foot courtyard which 
has an entertainment terrace, a community terrace with tot lot area for children, a dining 
terrace and private open space that includes 59 balconies that amount to 2,950 square 
feet. 

e) The project contains the requisite number of affordable and/or senior citizen units 
as set forth in California Government Code Section 65915(b). 

California Government Code Section 65915(b) is the State of California's Density Bonus 
Law. Under Government Code Section§ 65915(a), § 65915(d)(2)(C) and § 65915(d)(3) 
the City of Los Angeles complies with the State Density Bonus law by adhering to 
adopted density bonus regulations and procedures as codified in Section 12.22 A.25 of 
the Los Angeles Municipal Code. Section 12.22 A.25 creates a procedure to waive or 
modify zoning code standards which may prevent, preclude or interfere with the effect of 
the density bonus by which the incentive or concession is granted, including legislative 
body review. 

The Applicant proposes a project totaling 100 dwelling units, which reserves 50 units for 
Very Low Income household occupancy and reserves 49 units for Low Income 
household occupancy for a period of 55 years. As a result of setting aside these 
restricted affordable units, the Applicant qualifies for three on-menu incentives pursuant 
to LAMC Section 12.22 A.25. As found in this report, the project complies with Section 
12.22 A.25. Therefore, the project contains the requisite number of affordable and/or 
senior citizen units as set forth in California Government Code Section 65915(b ). 

f) The project addresses the policies and standards contained in the City Planning 
Commission's Affordable Housing Incentives Guidelines. 

The City Planning Commission approved the Affordable Housing Incentives Guidelines 
(CPC-2005-1101-CA) on June 9, 2005. These were subsequently approved by City 
Council on February 20, 2008, (CF 05-1345) as a component of the City of Los Angeles 
Density Bonus Ordinance. The Guidelines describe the density bonus provisions and 
qualifying criteria, incentives available, design standards, and the procedures through 
which projects may apply for a density bonus and incentives. The City of Los Angeles 
Housing and Community Investment Department (HCIDLA) utilizes these Guidelines in 
the preparation of Housing Covenants for Affordable Housing Projects. On April 9, 2010 
the City Council adopted updates to the City's Density Bonus Ordinance (CF 05-1345-
S 1, Ordinance 181142). However, at that time the Affordable Housing Incentives 
Guidelines were not updated to reflect changes to the City's Density Bonus Ordinance. 
Where there is a conflict between the Guidelines and the current Density Bonus 
Ordinance, the Density Bonus Ordinance prevails. 
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While many of the Guidelines are embedded within the City's Density Bonus Ordinance, 
there are some unique Guidelines, including design and location of affordable units to be 
comparable to the market rate units, the equal distribution of amenities, HCIDLA 
monitoring requirements, affordability levels, and procedures for obtaining HCIDLA sign­
offs for building permits. As conditioned, the Applicant will execute a covenant to the 
satisfaction of HCIDLA who will ensure compliance with the Guidelines. Therefore, the 
project will address the policies and standards contained in the Guidelines. 

2. Density Bonus/Affordable Housing Incentives Program Findings 

Pursuant to Section 12.22 A.25(c) of the LAMC, the Director shall approve a Density 
Bonus and requested lncentive(s) unless the Director finds that: 

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

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

The list of on-menu incentives in 12.22 A.25 were pre-evaluated at the time the Density 
Bonus Ordinance was adopted to include types of relief that minimize restrictions on the 
size of the project. As such, the Department will always arrive at the conclusion that the 
density bonus on-menu incentives are required to provide for affordable housing costs 
because the incentives by their nature increase the scale of the project. 

The requested on-menu incentives, an increase in the overall building height and upper­
floor stepback heights, are expressed in the Menu of Incentives per LAMC 12.22 A.25(f) 
and, as such, permit exceptions to zoning requirements that result in building design or 
construction efficiencies that provide for affordable housing costs. The requested off­
menu incentives, an increase in the transitional height, a decrease in the horizontal 
distance of the transitional height and a modified loading zone, are not expressed in the 
Menu of Incentives per LAMC 12.22 A.25(f) and, as such, are subject to LAMC 
12.22.A.25(g)(3), which requires a pro forma or other documentation to show that the 
waiver or modification of any development standards are needed in order to make the 
Restricted Affordable Units economically feasible. 

The Applicant submitted a pro forma along with an independent third-party financial 
analysis of the pro forma in order to evaluate the financial feasibility of the project, 
attached as Exhibit D. Two scenarios were evaluated - Scenario 1 evaluated the 
building as proposed, and Scenario 2 evaluated a building with no off-menu 
incentives. Scenario 2 results in a building that is three-stories instead of four, and 78 
units instead of 100. It is concluded that the requested off-menu incentives are 
necessary to make the project financially feasible. The rationale behind this conclusion 
is that the project as designed has all its necessary funding in place. The funding 
sources required for the project's construction would be negatively impacted by both a 
delay in the project and by a reduction in unit count. Reducing the project to 78 units 
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would reduce obtainable funding, and the need to redesign the project would require the 
project be re-submitted for future funding cycles. Some funding sources are uncertain 
and may not be continued while others have already been eliminated, putting the 
financial feasibility of the project in jeopardy. Therefore, the requested incentives ensure 
that the project as proposed is financially feasible. 

The requested on- and off-menu incentives allow the developer to expand the building 
envelope so an additional 19 restricted affordable units can be constructed and the 
overall space dedicated to residential uses is increased. However, the Applicant is 
seeking a Conditional Use for a density increase greater than the maximum permitted 
under the Density Bonus Ordinance for an 89 percent density increase or 47 additional 
units in lieu of a 35 percent density increase or 19 additional units. With the granting of a 
Conditional Use from the City Planning Commission for the density increase, these 
incentives support the Applicant's decision to set aside 50 Very Low Income dwelling 
units and 49 Low Income dwelling units for 55 years. 

Requested On-Menu Incentives 

Height Increase- Overall Building: Section 8.8.1. of the SNAP Specific Plan limits the 
maximum height of mixed use projects to 50 feet. The housing development project 
proposes a maximum height of 55 feet. The requested increase in height allows a 
building height that accommodates the configuration, size, efficiency and density of 
affordable housing units and accommodates an acceptable unit mix of one, two and 
three bedroom units. 

Height Increase - Within 15-foot Stepback: Development Standard No. 6 of the SNAP 
Design Guidelines requires a maximum building height of 30 feet within 15 feet of the 
front property line as depicted on Sheet A300 of Exhibit A. The housing development 
project proposes a height increase of 11 feet to allow a maximum building height of 41 
feet within 15 feet of the front property line in lieu of a maximum building height of 30 
feet within 15 feet of the front property line. The Applicant has provided a 
volume/massing study which demonstrates that with the proposed building design the 
volume/massing would be redistributed throughout the front fa9ade and would not be 
reduced as a result of altering the stepback requirement. The requested increase in 
height allows a building height that accommodates the configuration, size, efficiency and 
density of affordable housing units and accommodates an acceptable unit mix of one, 
two and three bedroom units. 

Height Increase - Within 1 0-foot Stepback: Development Standard No. 6 of the SNAP 
Design Guidelines requires the second floor to be setback from the first floor frontage by 
at least ten feet as depicted on Sheet A300 of Exhibit A. The housing development 
project proposes a height increase of ten feet to allow the third floor to be setback from 
the second floor in lieu of the second floor to be setback from the first floor. The 
Applicant has provided a volume/massing study which demonstrates that with the 
proposed building design the volume/massing would be redistributed throughout the 
front fa9ade and would not be reduced as a result of altering the stepback requirement. 
The requested increase in height allows a building height that accommodates the 
configuration, sizei efficiency and density of affordable housing units and accommodates 
an acceptable unit mix of one, two and three bedroom units. 

Requested Off-Menu Incentives 

Transitional Height- Increase Transitional Height: Section B.C. of the SNAP Specific 
Plan requires a Transitional Height of 25 feet for portions of buildings located within a 
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horizontal distance of 0 to 49 feet from an abutting lot in Subarea A and 33 feet for 
portions of buildings located within a horizontal distance of 50 to 99 feet from an abutting 
lot in Subarea A as depicted on Sheet A300 of Exhibit A.. The housing development 
project proposes an increase in height of 14 feet six inches allowing 39 feet six inches in 
Transitional Height and an increase in height of 15 feet five inches allowing 48 feet five 
inches in Transitional Height. The requested increase in height allows a building height 
that accommodates the configuration, size, efficiency and density of affordable housing 
units and accommodates an acceptable unit mix of one, two and three bedroom units. 

Transitional Height- Reduce Horizontal Distance: Section B.C. of the SNAP Specific 
Plan requires a Transitional Height of 25 feet for buildings located within a horizontal 
distance of 0 to 49 feet from an abutting lot in Subarea A and 33 feet for buildings 
located within a horizontal distance of 50 to 99 feet from an abutting lot in Subarea A as 
depicted on Sheet A300 of Exhibit A.. The housing development project proposes to 
permit a 20 percent decrease in the Transitional Height horizontal distance from an 
abutting lot in Subarea A to allow 0 feet to 39 feet in lieu of 0 feet to 49 feet and 40 feet 
to 79 feet in lieu of 50 feet to 99 feet. The requested increase in height allows a building 
height that accommodates the configuration, size, efficiency and density of affordable 
housing units and accommodates an acceptable unit mix of one, two and three bedroom 
units. 

Commercial Loading Zone: LAMC Section 12.21 C.6.requires a minimum area of 600 
square feet, a minimum height of 14 feet and a minimum width of 20 feet measured from 
the alley line. The housing development project proposes a minimum area of 360 square 
feet, a minimum height of 11 feet and a minimum width of 19 feet measured from the 
alley line. The requested modified commercial loading area allows for residential 
amenities like all the residential parking in the S!Jbterranean level to be provided without 
any relief requests. 

The requested incentives will allow the developer to build the allowed by-right 53 
residential units and expand the project's building envelope so that the units being 
constructed are of sufficient size, configuration, and quality. The increased floor area 
resulting from the additional height also enables features including private balconies and 
the required amount of open space provided in three courtyards and a ground floor 
community room along Vermont Avenue. Without the incentives, the buildable envelope 
could not fully accommodate the unit sizes and featured amenities available to all of the 
residents within the affordable housing development. 

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

There is no evidence that the proposed incentives will have a specific adverse impact. A 
"specific adverse impact" is defined as, "a significant, quantifiable, direct and 
unavoidable impact, based on objective, identified written public health or safety 
standards, policies, or conditions as they existed on the date the application was 
deemed complete" (LAMC Section 12.22.A.25(b)). The proposed project and potential 
impacts were analyzed in accordance with the City's Environmental Quality Act (CEQA) 
Guidelines and the City's L.A. CEQA Thresholds Guide. These two documents establish 
guidelines and thresholds of significant impact, and provide the data for determining 
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whether or not the impacts of a proposed Project reach or exceed those thresholds. 
Analysis of the proposed Project involved the preparation of a Mitigated Negative 
Declaration (MND) (ENV-2014-1948-MND), and it was determined that the proposed 
Project may have an impact on the following environmental factors: aesthetics; air 
quality; biological resources; cultural resources; geology and soils; greenhouse gas 
emissions; hazards and hazardous materials; hydrology and water quality; land use and 
planning; noise; public services; recreation; transportation/traffic; and utilities and service 
systems. However, mitigation measures will reduce impacts to less than significant, and 
are imposed as Conditions of Approval herein (Conditions 32 through 66). Therefore, 
there is no substantial evidence that the proposed Project will have a specific adverse 
impact on the physical environment, on public health and safety, and on property listed 
in the California Register of Historic Resources. 

DENSITY BONUS LEGISLATION BACKGROUND 

The California State Legislature has declared that "[t]he availability of housing is of vital 
statewide importance," and has determined that state and local governments have a 
responsibility to "make adequate provision for the housing needs of all economic segments 
of the community." Section §65580, subds. (a), (d). Section 65915 further provides that an 
applicant must agree to, and the municipality must ensure, the "continued affordability of all 
low and very low income units that qualified the applicant" for the density bonus. 

NOTE: California State Assembly Bill 2222 recently went into effect January 1, 2015. It 
introduces rental dwelling unit replacement requirements, which pertain to cases filed (not 
issued) as of January 1, 2015. This determination letter does not reflect replacement 
requirements because the case application was submitted to the Department of City 
Planning on June 3, 2014, prior to the effective date of the amended Law. The new state law 
also increases covenant restrictions from 30 to 55 years for cases issued (not just filed) as 
of January 1, 2015. This determination letter does reflect 55 year covenant restrictions, 
given that the case decision, or approval, as noted on the front page, is being issued after 
January 1, 2015. 

With Senate Bill 1818 (2004), state law created a requirement that local jurisdictions 
approve a density bonus and up to three "concessions or incentives" for projects that include 
defined levels of affordable housing in their projects. In response to this requirement, the 
City created an ordinance that includes a menu of incentives (referred to as "on-menu" 
incentives) comprised of eight zoning adjustments that meet the definition of concessions or 
incentives in state law (California Government Code Section 65915). The eight on-menu 
incentives allow for: 1) reducing setbacks; 2) reducing lot coverage; 3) reducing lot width, 4) 
increasing floor area ratio (FAR); 5) increasing height; 6) reducing required open space; 7) 
allowing for an alternative density calculation that includes streets/alley dedications; and 8} 
allowing for "averaging" of FAR, density, parking or open space. In order to grant approval of 
an on-menu incentive, the City utilizes the same findings contained in state law for the 
approval of incentives or concessions. 

Under Government Code Section§ 65915(a), § 65915(d)(2)(C) and § 65915(d)(3) the City 
of Los Angeles complies with the State Density Bonus law by adopting density bonus 
regulations and procedures as codified in Section 12.22 A.25 of the Los Angeles Municipal 
Code. Section 12.22 A.25 creates a procedure to waive or modify zoning code standards 
which may prevent, preclude or interfere with the effect of the density bonus by which the 
incentive or concession is granted, including legislative body review. The Ordinance must 
apply equally to all new residential development. 
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In exchange for setting aside a defined number of affordable dwelling units within a 
development, applicants may request up to three incentives in addition to the density bonus 
and parking relief which are permitted by right. The incentives are deviations from the City's 
development standards, thus providing greater relief from regulatory constraints. Utilization 
of the Density Bonus/Affordable Housing Incentives Program supersedes requirements of 
the Los Angeles Municipal Code and underlying ordinances relative to density, number of 
units, parking, and other requirements relative to incentives, if requested. 

For the purpose of clarifying the Covenant Subordination Agreement between the City of 
Los Angeles and the United States Department of Housing and Urban Development (HUD) 
note that the covenant required in the Conditions of Approval herein shall prevail unless pre­
empted by State or Federal law. 

FINANCIAL ANALYSIS/PRO-FORMA 

Pursuant to the Affordable Housing Incentive Density Bonus prov1s1ons of the LAMC 
(Section 12.22 A.25) proposed projects that involve on-menu incentives are required to 
complete the Department's Master Land Use Permit Application form, and no supplemental 
financial data is required. However, the City has determined that the level of detail provided 
in a pro forma is not necessary to make the findings for on-menu incentives. The City's 
Density Bonus Ordinance requires "a pro forma or other documentation" with requests for 
off-menu incentives, and the Applicant submitted a pro-forma attached as Exhibit D. 
However, off-menu density bonus cases do not have different findings from on-menu cases 
and do not require explicit financial analysis in the form of cap rates, construction costs, 
operating income and expenses. 

3. Project Permit Compliance Review Findings 

a) The project substantially complies with the applicable regulations, findings, 
standards and provisions of the Specific Plan. 

Vermont/Western Transit Oriented District Specific Plan/Station Neighborhood 
Area Plan (SNAP) 

1. Parks First. Section 6.F. of the Vermont/Western Specific Plan requires an Applicant 
to pay $4,300 for each new residential unit. The project proposes the construction, 
use and maintenance of a four-story mixed use building with 100 residential units (99 
restricted affordable units and one market rate manager's unit) and 4,134 square feet 
of ground floor commercial space. The project includes a net increase of 100 
dwelling units and is therefore required to pay $4,300 per dwelling unit for a total of 
$430,000 into the Parks First Trust Fund. However, all residential units in a project, 
set aside as affordable for Very Low or Low income residents, that are subsidized 
with public funds and/or Federal or State Tax Credits with affordability covenants of 
at least 30 years are exempt from the Parks First Trust Fund. The calculation of a 
Parks First Trust Fund fee to be paid or actual park space to be provided pursuant to 
this Ordinance shall be off-set by the amount of any Quimby Fee (LAMC § 17 .12) or 
dwelling unit construction tax (LAMC § 21.10.1, et seq.) paid as a result of the 
project. This requirement is reflected in the Conditions of Approval thus complying 
with Section 6.F. of the Specific Plan. 

2. Use. Section B.A. of the Vermont/Western Specific Plan states that C1.5 commercial 
uses and R3 residential uses are allowed by-right on all parcels in Subarea B of the 
Specific Plan area. The R3 Zone allows one dwelling unit for every 800 square feet 
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of lot area. The project site consists of 42,930 square feet of lot area thereby 
allowing a total of 53 units based on the R3 Zone. The proposed project qualifies for 
a maximum 35 percent increase in residential density or an additional 19 dwelling 
units for a total of 72 dwelling units. The Applicant is requesting a Conditional Use to 
permit an increase in density greater than the maximum allowed by the Density 
Bonus Ordinance. The Applicant seeks a Conditional Use for a density bonus 
increase of B9 percent in order to permit 1 00 residential units (99 restricted 
affordable and one market rate manager's unit) in lieu of 53 residential units. The 
Department of City Planning recommends approval of the Conditional Use as 
requested. Additionally, the project proposes 4,134 square feet of commercial 
space. The Conditions of Approval require commercial uses to be limited to those 
permitted in the C1.5 Zone. With the approval of the Conditional Use from the City 
Planning Commission and as conditioned, the project complies with Section B.A. of 
the Specific Plan. 

3. Height and Floor Area. Section B.B. of the Vermont/Western Specific Plan states 
that residential and mixed-use development shall not exceed a building height of 50 
feet and that roof structures may be erected up to ten feet above the height limit if 
those structures are setback a minimum of ten feet. The proposed building height is 
55 feet as measured from the lowest point of grade to the tallest point of the building. 
The Applicant is seeking an on-menu density bonus incentive to increase the 
building height an additional five feet thereby allowing 55 feet in lieu of 50 feet. The 
roof plan does not indicate roof structures on the roof. 

Section B.B. of the Vermont/Western Specific Plan states that residential and mixed­
use development shall not exceed a maximum floor area ratio (FAR) of 2.0 and 
commercial uses in a mixed use project shall be limited to an FAR of 1.5:1. The 
project proposes a building that includes 9B,9B1 square feet of floor area on a 
42,930-square-foot site, which results in a 2.31:1 FAR The Applicant is seeking that 
a condition be fmposed as part of the Conditional Use to increase the FAR to 2.31:1 
in lieu of an FAR of 2:1 permitted by the SNAP Specific Plan. Additionally, the 4,134 
square feet of commercial uses amounts to an FAR of 0.1:1, which is far less than 
1.5:1 FAR that is allowed. The Department of City Planning recommends approval of 
the on-menu density bonus incentive for a building height increase and a condition 
imposed as part of the Conditional Use for an increase in the floor area ratio. With 
the approval of these requests from the City Planning Commission, the project 
complies with Section B. B. of the Specific Plan. 

4. Transitional Height. Section B.C. of the Vermont/Western Specific Plan states that 
portions of buildings on a lot located within Subarea 8 shall not exceed specified 
transitional height limits when located within specified distances of a lot within 
Subarea A. The Specific Plan specifies transitional height limits for buildings on a lot 
located within Subarea 8 to be 25 feet in height that are within a distance of 0 to 49 
feet of a lot within Subarea A and 33 feet in height for buildings within a distance of 
50 to 99 feet of a lot within Subarea A as depicted on Sheet A300 of Exhibit A. The 
project site is adjacent to lots in Subarea A along the west property line. Although the 
project site and the lots in Subarea A are separated by a 20-foot alley, projects are 
only exempt if separated by a public street. Thus the project is required to provide a 
transitional height along the west elevation that is 25 feet for a depth of zero to 49 
feet and 33 feet for a depth of 50 to 99 feet. 

The Applicant proposes a project totaling 1 00 dwelling units, which reserves 50 for 
Very Low Income household occupancy and reserves 49 for Low Income household 
occupancy for a period of 55 years. As a result of setting aside these restricted 
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affordable units, the Applicant qualifies for three on-menu incentives and requests 
three off-menu incentives for a Waiver or Modification of Development Standards. 
Two of the three off-menu incentives request an increase in the transitional height 
limit and a reduction of the horizontal distance of the transitional height limit. 

The project site allows for 107 units based on the area regulations of the underlying 
C2 Zone and 42,930 square feet of lot area. The C2 Zone permits the lot area 
requirements of the R4 Zone; however, the project site is designated as Subarea 8 
in the SNAP, which limits residential uses to the R3 Zone. Based on the area 
regulations of R3 Zone and 42,930 square feet of lot area, the project site allows for 
53 units. The Density Bonus Ordinance grants an increase in the permitted density 
for projects that provide a minimum number of set-aside affordable units. Pursuant to 
LAMC 12.22 A.25, a graduated, sliding scale of density increases corresponds with 
the percentage and type of affordable units that is provided. 

The Applicant is requesting a Waiver of Development Standards to this section of the 
SNAP to permit an increase in height of 14 feet six inches allowing 39 feet six inches 
in transitional height in lieu of 25 feet required for buildings located within a distance 
of 0 to 49 feet from an abutting lot in Subarea A and to permit an increase in height 
of 15 feet five inches allowing 48 feet five inches in transitional height in lieu of 33 
feet required for buildings located within a distance of 50 to 99 feet from an abutting 
lot in Subarea A. The Applicant is also requesting a Waiver of Development 
Standards to this section of the SNAP to permit a 20 percent decrease in the 
transitional height horizontal distance from an abutting lot in Subarea A permitting 0 
feet to 39 feet in lieu of 0 feet to 49 feet and 40 feet to 79 feet in lieu of 50 feet to 99 
feet. The findings for the off-menu requests are above in Section 2. 

Required Transitional Height Proposed Transitional Height 

Distance 0 to 49 feet 25 feet 0 to 39 feet 39 feet 6 inches 

Height 50 to 99 feet 33 feet 40 to 79 feet 48 feet 5 inches 

The Department of City Planning recommends approval of the requested off-menu 
requests. With the approval of the off-menu requests for transitional height from the 
City Planning Commission, the project complies with Section B.C. of the Specific 
Plan. 

5. Usable Open Space. Section B.D. of the Vermont/Western Specific Plan states that 
mixed-use and residential projects containing two or more residential units must 
provide specified amounts of common and private open space in accordance with 
the standards of Section 12.21 G.2. of the Code. The Specific Plan further stipulates 
that up to 50 percent of the total open space may be located above the grade level 
or first habitable room level of the project. The project is required to provide 13,075 
square feet of open space of which 5, 775 square feet is to be located on the ground 
floor level as shown in the table below. 
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Required Open Space 

Number of Open Space Total Open Space 
Units Required per Unit Required 

(Square Feet) (Square Feet) 
Less than 3 habitable rooms 43 100 4,300 

Equal to 3 habitable rooms 24 125 3,000 

More than 3 habitable rooms 33 175 5,775 
Total Required 100 13,075 

50% open space required on 6,538 
ground floor/first habitable 

room level. 

The project provides 13,106 square feet of total usable open space, which is more 
than what is required and provides 10,156 square feet of common open space on the 
ground floor level which is also more than the 50 percent required at grade. As 
shown in the table below, the project complies with Section 8.0. of the Specific Plan. 

Provided Open Space 

Common Open Space 

Area 
Level Open Space Areas 

(Square Feet) 

1St Community Room 1,777 

1s Courtyard 8,379 

Subtotal 10,156 

Private Open Space 

18
- 4"' Balconies 2,950 

Total Provided 13,106 

6. Project Parking Requirements. Section 8.E.1. of the Vermont/Western Specific 
Plan states that residential projects must provide a minimum of one parking space 
and a maximum of one parking space per dwelling unit having fewer than three 
habitable rooms. For dwelling units with three habitable rooms, the project must 
provide a maximum of 1.5 spaces per unit. The Specific Plan also requires an 
additional one-quarter minimum and one-half maximum guest parking space per 
dwelling unit which shall be provided through shared use of required commercial 
parking spaces. 

The SNAP requires a m1mmum of 141 parking spaces and a maximum of 195 
parking spaces is allowed for the project. However, the project qualifies for Parking 
Option 2 under the Density Bonus Ordinance and may provide a minimum of one 
parking space per restricted affordable unit. The project includes a total of 1 00 
residential units, 99 restricted affordable units and one market rate manager's unit. 
The restricted affordable units are allowed to provide a minimum of 99 parking 
spaces per Parking Option 2 and the market rate manager's unit is required to 
provide a minimum of 1.5 spaces and a 0.25 guest space for a total of two spaces 
per the SNAP. Additionally, the commercial uses are required to provide a minimum 
of nine spaces. The proposed project is therefore required to provide a minimum of 
1 02 residential spaces and nine non-residential spaces for a total of 111 on-site 
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parking spaces. The Applicant proposes to provide a minimum of 111 on-site parking 
spaces, which is allowed by the Density Bonus Ordinance and within the range that 
is allowed by Section 8.E. of the Specific Plan. 

Bicycles. Section 8.E.2. of the Vermont/Western Specific Plan states that bicycle 
parking spaces must be provided at a ratio of one-half space per dwelling unit. The 
project proposes 100 residential units, therefore requiring a minimum of 50 bicycle 
parking spaces. The Specific Plan also stipulates that one bicycle parking space 
must be provided for every 1,000 square feet of commercial floor area for the first 
10,000 square feet. The proposed development will consist of 4,134 square feet of 
commercial floor area, thus requiring a minimum of five bicycle parking spaces for 
the new commercial floor area. A bicycle parking area located on the ground floor 
adjacent to residential units and accessed via the pedestrian pathway along the 
north property line will include 16 bike spaces, a bicycle parking area located in the 
subterranean parking level adjacent to the elevator room and stairwell will provide 34 
bike spaces and a bicycle parking area located in the subterranean parking level 
adjacent to the stairwell along the south property line will provide five bike spaces. 
The applicant proposes to provide 55 bicycle parking spaces, which meets the 
minimum requirement of 55 bicycle parking spaces for residential and commercial 
uses. The project therefore complies with Section 8.E.2 of the Specific Plan. 

7. Conversion Requirements. Section 8.F. of the Vermont/Western Specific Plan sets 
forth requirements pertaining to conversion of existing structures from commercial 
uses to residential condominium uses. The project is a new development that 
proposes 1 00 residential units and 4,134 square feet of commercial/retail space. 
The project site consists of six lots that are improved with a one- and two-story 
building and surface parking. The project does not include the conversion of existing 
commercial structures to residential condos. Section 8.F. of the Specific Plan 
therefore does not apply. 

8. Yards. Section 8.G. of the Vermont/Western Specific Plan specifies that no front, 
side or rear yard setbacks shall be required for the development of any project within 
Subarea B. The project does not include a building setback in the front along 
Vermont Avenue (east elevation) and in the rear adjacent to the alley (west 
elevation). The project does include a ten-foot wide side setback along the north 
property line and a seven-foot wide side setback along the south property line. As 
proposed, the structure complies with the standards set forth in Section 8.G. of the 
Specific Plan. 

9. Pedestrian Throughways. Section 8.H. of the Vermont/Western Specific Plan 
requires a pedestrian walkway, throughway or path for every 250 feet of street 
frontage for a project. Furthermore, pedestrian walkways are required to be located 
from the front lot line to the rear lot line and include a minimum 12-foot vertical 
clearance and a ten-foot horizontal clearance. The project site occupies 
approximately 318 feet of street frontage along Vermont Avenue and is therefore 
required to provide a pedestrian walkway. The project incorporates a pedestrian 
walkway from the front lot line along Vermont Avenue to the rear lot line providing 
access to the residential units facing the walkway, the bicycle parking area and the 
alley. The pedestrian walkway also complies with the dimensional requirements. The 
project complies with Section 8.H. of the Specific Plan. 

Development Standards. Section 8.1. of the Vermont/Western Specific Plan requires that 
all projects be in substantial conformance with the following Development Standards and 
Design Guidelines: 
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10. Landscape Plan. The Development Standards require that all open areas not used 
for buildings, driveways, parking, recreational facilities, or pedestrian amenities shall 
be landscaped by lawns and other ground coverings. The project proposes a new 
98,981-square-foot development that includes 100 residential units (99 restricted 
affordable units and one market rate manager's unit) and 4,134 square feet of 
ground floor commercial/retail space. This new structure will be built mostly to the 
front property line along Vermont Avenue with a ground floor that includes 
commercial/retail space, a community room and residential lobby entrance. The rear 
portion of the new development includes a 8,379-square-foot landscaped courtyard 
that is located in the center of the development and extends from the rear property 
line and down each of the three residential corridors to the back of the ground floor 
uses along Vermont Avenue. This courtyard includes an entertainment area with 
barbeque counter, shade trellis and communal table, a community terrace with tot lot 
play area with synthetic turf and lounge seating and a dining terrace with barbeque 
counter, shade trellis, dining tables and synthetic turf area. The courtyard is open to 
the sky and will allow fresh air and light into the new mixed use development. The 
side setbacks along the north and south property line include landscaped planters for 
the purpose of stormwater runoff. The landscape plan notes include an irrigation 
concept plan; however, doesn't specify the exact location of an automated watering 
system. The Conditions of Approval require an automated irrigation system for all 
landscaped areas including the parkway. As conditioned, the project complies with 
this Development Standard. 

11. Usable Open Space. The Development Standards for common usable open space 
stipulate that no portion of the required common usable open space can have a 
dimension less than 20 feet and an overall minimum area less than 600 square feet 
for more than ten dwelling units. The applicant has proposed two common open 
space areas, which both provide a minimum dimension of 20 feet and more than the 
minimum area of 600 square feet. Each space is detailed in the table below, and as 
proposed, the project complies with this Development Standard. 

Open Space Type Area Minimum Dimension 
(Square Feet) (Feet) 

Courtyard - 151 Floor 8,379 22 

Community Room - 1 s Floor 1,777 20 

12. Streetscape - Street Trees. The Development Standards require that one 36-inch 
box shade tree be planted and maintained in the sidewalk for every 30 feet of street 
frontage. The project site has one street frontage, Vermont Avenue, which occupies 
approximately 318 feet of street frontage. According to the provisions of the 
Development Standards ten street trees are required along Vermont Avenue. The 
landscape plan shows seven street trees proposed on Vermont Avenue. The 
Conditions of Approval require the installation ten street trees along the project street 
frontage of Vermont Avenue. As conditioned, the project complies with this 
Development Standard. 

13. Streetscape - Tree Well Covers. The Development Standards require that a tree 
well cover or decomposed granite be provided for each new and existing street tree 
in the project area. This requirement is reflected in the Conditions of Approval, thus 
conforming to this Development Standard. 
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14. Streetscape Elements - Bike Racks. The Development Standards require one 
bike rack for every 50 feet of street frontage. The project site has one street 
frontage, Vermont Avenue, which occupies approximately 318 feet of street frontage. 
According to the provisions of the Development Standards, six bike racks would be 
required along Vermont Avenue. The applicant has proposed to provide seven bike 
racks on Vermont Avenue, thus complying with this Development Standard. 

15. Streetscape Elements- Trash Receptacles. The Development Standards require 
one trash receptacle be provided in the public right of way for every 100 feet of lot 
frontage along a Major and Secondary Highway. The Wilshire Community Plan 
classifies Vermont Avenue as a Major Highway Class II, thus requiring three trash 
receptacles along Vermont Avenue given the project's street frontage of 
approximately 318 feet. As shown on the landscape plan, the applicant has proposed 
to provide three trash receptacles on Vermont Avenue, thus complying with this 
Development Standard. 

16. Streetscape Elements- Public Benches. The Development Standards require that 
one public bench be provided in the public right of way for every 250 feet of lot 
frontage on a Major or Secondary Highway. The Wilshire Community Plan classifies 
Vermont Avenue as a Major Highway Class II, thus requiring one public bench along 
Vermont Avenue given the project's street frontage of approximately 318 feet. As 
shown on the landscape plan, the applicant has proposed to provide two public 
benches on Vermont Avenue, thus complying with this Development Standard. 

17. PedestrianNehicular Circulation - Parking Lot Location. The Development 
Standards require that surface parking lots be placed at the rear of structures. The 
project provides one level of subterranean parking. The project does not include a 
surface parking lot and therefore this Development Standard does not apply. 

18. PedestrianNehicular Circulation - Waiver. The Director of Planning may 
authorize a waiver from the requirement to provide parking in the rear of the lot. The 
Parking Lot Location Development Standard does not apply to this project and 
therefore a waiver is not necessary. 

19. PedestrianNehicular Circulation- Curb Cuts. The Development Standards allow 
one curb cut that is 20 feet in width for every 150 feet of street frontage when a 
project takes its access from a Major or Secondary Highway, unless otherwise 
required by the Departments of Public Works, Transportation or Building and Safety. 
The project proposes to utilize a single driveway located off the alley in the rear, 
which is accessible from existing curb cuts off of either Beverly Boulevard to the 
north or Council Street to the south. The project does not propose new curb cuts and 
therefore this Development Standard does not apply. 

20. PedestrianNehicular Circulation - Pedestrian Entrance. The Development 
Standards require that all buildings that front on a public street shall provide a 
pedestrian entrance at the front of the building, even when rear public entrances are 
provided. The project includes several pedestrian entrances along the east elevation 
facing Vermont Avenue. The project includes three entrances to the 
commercial/retail space and a pedestrian entrance to the residential lobby area. The 
project complies with this Development Standard. 

21. PedestrianNehicular Circulation - Design of Entrances. The Development 
Standards require that entrances be located in the center of the fa~;ade or 
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symmetrically spaced if there are more than one and be accented by architectural 
elements such as columns, overhanging roofs or awnings. The pedestrian entrances 
are located along Vermont Avenue on the east elevation. The pedestrian entrances 
are designed with recessed entryways and a traditional glass storefront system. The 
pedestrian entrance to the residential lobby is located in the center of the new mixed 
use development and is accented by a standing seam metal roof above. The project 
complies with this Development Standard. 

22. PedestrianNehicular Circulation - Inner Block Pedestrian Walkway. The 
Development Standards require a pedestrian walkway, throughway or path for every 
250 feet of street frontage for a project. The building factade facing the walkway shall 
provide windows, doors and signs at the ground level oriented to pedestrian traffic. 
The project site occupies approximately 318 feet of street frontage along Vermont 
Avenue and is therefore required to provide a pedestrian walkway. The project 
incorporates a pedestrian walkway along the north property line from the front lot line 
along Vermont Avenue to the rear lot line providing access to the residential units 
facing the walkway, the bicycle parking area and the alley. The north elevation of the 
proposed structure includes windows and doors; however, pedestrian signage is not 
indicated on the plans. The Conditions of Approval require revised elevations that 
demonstrate pedestrian oriented signage for the pedestrian walkway and bicycle 
parking area. As conditioned, the project complies with this Development Standard. 

23. PedestrianNehicular Circulation - Speed Bumps. The Development Standards 
require that speed bumps shall be provided at a distance of no more than 20 feet 
apart when a pedestrian walkway and driveway share the same path for more than 
50 lineal feet. A pedestrian walkway and driveway do not share the same path of 
travel on the project site and therefore this Development Standard does not apply. 

24. Utilities. The Development Standards require that when new utility service is 
installed in conjunction with new development or extensive remodeling, all proposed 
utilities on the project site shall be placed underground. The Conditions of Approval 
will require all proposed utilities on the project site to be placed underground. If 
underground service is not currently available, then provisions shall be made for 
future underground service. As conditioned, the project complies with this 
Development Standard. 

25. Building Design - Stepbacks. The Development Standards require that no portion 
of any structure exceed more than 30 feet in height within 15 feet of the front 
property line. The Development Standards also require the second floor of a building 
to be setback from the first floor frontage by at least ten feet when the project fronts 
onto a Major Highway. The Wilshire Community Plan classifies Vermont Avenue as 
a Major Highway Class II. The project is required to provide a 15-foot stepback 
along Vermont Avenue where the height of the facade exceeds 30 feet and is also 
required to provide a ten-foot stepback at the second floor along Vermont Avenue as 
depicted on Sheet A300 of Exhibit A. 

The Applicant proposes a building design that encroaches in both the 15-foot and 
ten-foot upper floor stepbacks at the front fagade. The Applicant is seeking on-menu 
density bonus incentives to increase the height limits of the stepbacks to provide the 
15-foot stepback at a building height of 41 feet in lieu of 30 feet and to provide the 
ten-foot stepback at a building height of 36 feet at the third floor in lieu of the second 
floor. The Applicant is also seeking a Project Permit Adjustment to redistribute the 
building massing and volume. In order to provide a design that facilitates the 
inclusion 1 00 residential units of which 99 units are restricted affordable in close 
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proximity to a major transit stop which continues to meet the spirit and intent of the 
design stepbacks, the Applicant has provided a vertical redistribution of the building 
massing/volume in lieu of a required linear tier design. A volume analysis has been 
prepared, as shown in Exhibit A, which demonstrates the proposed design of the 
front facade provides more volume than what otherwise would be required. The 
findings for the on-menu density bonus incentives are above in Section 2 and the 
findings for the Project Permit Adjustment are below in Section 4. The Department of 
City Planning recommends approval of the requested on-menu density bonus 
incentives and Project Permit Adjustment. With the approval of the on-menu density 
bonus incentives for increase in building heights within stepbacks and an Adjustment 
for the redistribution of building massing/volume from the City Planning Commission, 
the project complies with this Development Standard 

26. Building Design - Transparent Building Elements. The Development Standards 
require that transparent building elements such as windows and doors occupy at 
least 50 percent of the ground floor facades on the front and side elevations and 20 
percent on the rear elevation. The applicant has provided a transparency analysis 
showing the percentage of glass on the ground floor elevations. The front elevation 
includes 37 percent transparent elements, the side elevations include 18 percent on 
the north elevation and nine percent on the south elevation and the rear elevation 
includes nine percent. The Applicant is seeking a Project Permit Adjustment to 
reduce the required transparent elements on the front, side and rear elevations as 
the proposed project meets the intent of the Development Standard to avoid large 
blank walll) through the use of various materials, colors and elevation design 
elements. Project windows and doors cannot be accommodated on the front 
elevation as sheer walls are needed to provide structural support. Increased 
windows and doors also cannot be provided on the side and rear elevations as this 
would present a security and privacy issue for tenants of the building on the north 
elevation where the pedestrian throughway is located, for the utility room on the 
south elevation where electric meters are located and for those units on the west 
elevation facing the alley. Additionally, project windows and doors would face large 
blank walls from adjacent buildings on the side elevations providing a view to the 
abutting commercial buildings and on the rear elevation providing a view of the alley 
which is the primary way to access the project and garages of adjacent multi-family 
structures. The findings for this Project Permit Adjustment are below in Section 4. 
The Department of City Planning recommends approval of the requested Project 

. Permit Adjustment and with the approval of the Adjustment from the City Planning 
Commission, the project complies with this Development Standard. 

27. Building Design - Fa~ade Relief. The Development Standards require that 
exterior walls provide a break in plane for every 20 feet horizontally and every 30 feet 
vertically. The project provides frequent articulation through multiple breaks in the 
plane with variations in windows, building projections, building materials and varying 
building heights. The project's ground floor is defined by traditional storefronts with 
storefront windows, and recessed entryways. However, the ground floor level "brow" 
above the glass windows and doors consists of ceramic tile for the length of the 
building with the exception of the standing seam metal roof above the residential 
entrance. The building's ground floor level for that portion of the building where the 
commercial space is located could benefit from the inclusion of additional fayade 
relief for the "brow'' to break up the linear base with at least one vertical feature that 
extends down to the street level given the long length of the building. The upper 
floors relate to those portions of the ground floor by providing unique elevations and 
compatible fenestration patterns that incorporate vertical and horizontal variation by 
articulating the fayade with projections and recesses on all sides of the building. The 
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project also utilizes a variety of building materials that include fiber cement siding, 
cement plaster, ceramic tile and metal canopies. The center of the mixed use 
structure is clearly defined and contributes to the articulation of the building with 
varying heights for the second, third and fourth levels. The roof plane incorporates 
architectural features with varying heights from 49 feet to 55 feet. As conditioned, the 
project complies with this Development Standard. 

28. Building Design - Building Materials. The Development Standards require that 
building facades be comprised of at least two types of complimentary building 
materials. The new development is comprised of cement plaster, fiber cement 
siding, a storefront glazing system and a standing seam metal roof above the 
pedestrian entrance on Vermont Avenue. The project complies with this 
Development Standard. 

29. Building Design - Surface Mechanical Equipment. The Development Standards 
require that all surface or ground mounted mechanical equipment be screened from 
public view and treated to match the materials and colors of the building which they 
serve. The plans do not indicate the location of surface mechanical equipment. 
However, in the event surface mechanical equipment is constructed, the Conditions 
of Approval require surface mechanical equipment to match the colors and materials 
of the building which they serve, thus complying with this Development Standard. 

30. Building Design - Roof Lines. The Development Standards require that all 
rooflines in excess of 40 feet are broken up. The roof plan shows that the north, 
south and east elevations are broken up at least every 40 feet with varying building 
height, through the use of balconies and building articulation that recesses and 
projects the building. The roof plan also shows that the building is broken up in the 
rear (west elevation) by three landscaped courtyards that are open to the sky. The 
design of the roofline complies with this Development Standard. 

31. Rooftop Appurtenances. The Development Standards require that rooftop 
equipment and appurtenances shall be screened from public view or architecturally 
integrated into the design of the building. The Conditions of Approval require that 
building equipment and ducts be screened from view from any street, public right-of­
way or adjacent property and the screening shall be solid and match the exterior 
materials, design and color of the building. As conditioned, the project complies with 
this Development Standard. 

32. Trash and Recycling Areas. The Development Standards require that trash storage 
bins be located within a gated, covered enclosure constructed of identical building 
materials, be a minimum of six feet high, and have a separate area within the 
building. The first floor plan shows a trash and recycling room is provided within the 
proposed structure and therefore complies with this Development Standard. 

33. Pavement. The Development Standards require that paved areas not used as 
parking and driveway areas consist of enhanced paving materials such as stamped 
concrete, permeable paved surfaces, tile, and/or brick pavers. The landscape plan 
indicates that enhanced paving will be utilized in the courtyard for hardscape areas; 
however, the landscape plan does not indicate the type of enhanced paving 
proposed. The landscape plan also does not identify the type of paving used for 
walkways along the north and south property lines and for paved entryways along 
Vermont Avenue. The Conditions of Approval require a revised landscape plan 
specifying that enhanced paving is in fact being utilized and showing the type of 
enhanced paving used within the interior open space courtyard, walkways along the 
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north and south property lines and within entryways along Vermont Avenue. As 
conditioned, the project complies with this Development Standard. 

34. Freestanding Walls. The Development Standards require that all freestanding walls 
contain an architectural element at intervals of no more than 20 feet and be set back 
from the property line adjacent to a public street. During the public hearing held on 
January 16, 2015, the Applicant and Representative stated that fencing and/or walls 
were proposed along the perimeter of the site when asked about new fencing or 
walls by the Hearing Officer. The project plans do not currently show new fencing or 
walls around the perimeter of the site. The Applicant is required in the Conditions of 
Approval to provide a revised site plan and elevations for any new freestanding 
fences and/or walls proposed for the project, which shows an architectural element 
at intervals of no more than 20 feet and is set back from the property line adjacent to 
a public street with a landscaped buffer. As conditioned, the project complies with 
this Development Standard. 

35. Parking Structures - Required Commercial Frontage. The Development 
Standards require building frontage for parking structures to consist of commercial, 
community facilities or other non-residential uses to a minimum depth of 25 feet. The 
project incorporates a commercial frontage at a depth greater than 25 feet. The 
project provides one level of subterranean parking· that . is contained within the 
building footprint and therefore this Development Standard does not apply. 

36. Parking Structures - Fa~ade Treatment. The Development Standards require 
parking structures to be designed to match the style, materials and color of the main 
building they serve. The project provides one level of subterranean parking that is 
contained within the building footprint and therefore this Development Standard does 
not apply. 

37. Parking Structures Across from Residential Uses. The Development Standards 
require certain standards when a parking structure abuts or is directly across an alley 
or public street. The project provides one level of subterranean parking that is 
contained within the building footprint and therefore this Development Standard does 
not apply. 

38. Parking Structures Fa~ade Treatments. The Development Standards require 
parking structures to be designed to match the style, materials and color of the main 
building they serve. The project provides one level of subterranean parking that is 
contained within the building footprint and not visible from the street level and 
therefore this Development Standard does not apply. 

39. Structures Across from Residential Uses. The Development Standards require 
certain standards when a parking structure abuts or is directly across an alley or 
public street. The project provides one level of subterranean parking that is 
contained within the building footprint and not visible from the street level and 
therefore this Development Standard does not apply. 

40. Surface Parking Lots. The Development Standards require that at least ten 
percent of a surface parking lot shall be landscaped with the following: one 24-inch 
box shade tree for every four parking spaces, a landscaped buffer around the 
property line, and a three and half foot solid decorative masonry wall behind the 
three-foot landscaped buffer. The project does not include a surface parking lot and 
therefore this Development Standard does not apply. 
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41. Surface Parking Abutting Residential. The Development Standards require that 
whenever a surface parking lot abuts or is directly across an alley from a residential 
use or zone, a decorative wall at least six feet in height shall be erected along the 
perimeter of the parking area facing such residential lot or use. The project does not 
include a surface parking lot and therefore this Development Standard does not 
apply. 

42. On-Site Lighting. The Development Standards require that the project include on­
site lighting along all vehicular and pedestrian access ways. The Development 
Standards specify that the acceptable level of lighting intensity is % foot-candle of 
flood lighting measured from the ground, a maximum mounting height of light 
sources shall be 14 feet, and "white" color corrected lamp color shall be used for 
ground level illumination. The Applicant is required in the Conditions of Approval to 
comply with these provisions, thus complying with this Development Standard. 

43. Security Devices. The Development Standards require that all security devices, 
such as security grills and window bars, be concealed from public view. The plans 
submitted by the applicant do not indicate that such security devices are included in 
the design. However, this Development Standard has been incorporated into the 
Conditions of Approval should security devices be integrated into the building at a 
later time. 

44. Privacy. The Development Standards require that buildings be arranged to avoid 
windows facing windows across property lines, or the private open space of other 
residential units. The adjacent properties across the alley include one-story garages 
that face the alley with the main buildings setback approximately 50 feet from their 
rear property line. Including the 20-foot alley, the adjacent structures would be 
setback approximately 70 feet from the subject property line. Given that windows 
along the rear elevation of the subject building and rear windows of the adjacent two­
story multi-family structures are separated by at least 70 feet, windows would not 
directly face windows across property lines. The adjacent structures to the north and 
south do not have windows along their building elevations that face the subject 
property. The proposed project complies with this Development Standard. 

45. Hours of Operation. The Development Standards limit parking lot cleaning and 
sweeping, and any deliveries or on-site garbage collection to be no earlier than 7:00 
a.m. and no later than 8:00 p.m. Monday through Friday and no earlier than 10:00 
a.m. and no later than 4:00 p.m. on Saturdays and Sundays. The Applicant is 
required in the Conditions of Approval to comply with this Development Standard. 

46. Noise Control. The Development Standards require that any dwelling unit exterior 
wall including windows and doors having a line of sight to a public street or alley be 
constructed to provide a Sound Transmission Class of 50 or greater, as defined in 
the Uniform Building Code Standard No. 35-1, 1979 edition, or latest edition. The 
Applicant is required in the Conditions of Approval to comply with this Development 
Standard. 

47. Required Ground Floor Uses. The Development Standards allow any residential, 
community facility or commercial use permitted by the Specific Plan Ordinance to be 
allowed on the ground floor in Subarea B. The project's ground floor includes 4, 134 
square feet of commercial/retail space, the residential lobby and 1 , 777 square feet of 
community space along Vermont Avenue. The Conditions of Approval will limit the 
commercial uses to those permitted in the C1.5 Zone. As conditioned, the proposed 
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uses on the ground floor are allowed in Subarea.B and the Specific Plan Ordinance, 
thus complying with this Development Standard. 

Design Guidelines 

48. Urban Form. The Design Guidelines endeavor to transform commercial streets 
away from a highway oriented, suburban format into a distinctly urban, pedestrian 
oriented and enlivened atmosphere. The Guidelines encourage outdoor seating 
areas, informal gathering of chairs, and mid-block pedestrian walkways. The 
Guidelines also indicate that streets should begin to function for the surrounding 
community like an outdoor public living room and that transparency should exist 
between what is happening on the street and on the ground floor level of the 
buildings. 

The proposed project is a mixed-use structure developed on numerous parcels along 
Vermont Avenue. As designed, the structure will be comprised of adequate 
transparency along Vermont Avenue for the ground floor retail, the residential lobby 
area and the 1, 777-square-foot community space. This will contribute to an 
enlivened atmosphere as the residents and community will have clear visibility 
between the street and the ground floor uses. The project also incorporates a 
pedestrian throughway along the north property line, which connects from Vermont 
Avenue to the alley and the bicycle parking located in the rear. The design of the 
proposed project therefore satisfies the urban form provisions of the Design 
Guidelines. 

49. Building Form. The Design Guidelines encourage every building to have a clearly 
defined ground plane, roof expression and middle or shaft that relates the two. The 
ground plane of the project is defined by traditional storefronts with storefront 
windows, and recessed entryways. The upper floors relate to those portions of the 
ground plane by providing unique elevations and compatible fenestration patterns 
that incorporate vertical and horizontal variation by articulating the fa9ade with 
projections and recesses. The middle shaft is clearly defined with varying heights for 
the second, third and fourth levels in the center of the building. The roof plane is 
established with varying heights from 49 feet to 55 feet. The project therefore 
satisfies the Building Form Design Guideline. 

50. Architectural Features. The Design Guidelines encourage courtyards, balconies, 
arbors, roof gardens, water features, and trellises. The Guidelines also encourage 
appropriate visual references to historic building forms in new construction. The 
project incorporates balconies on the front fa9ade along Vermont Avenue, on the 
side elevations and interior elevations facing the open space courtyards. The project 
also includes an 8,379-square-foot courtyard, which provides ample open space for 
residents. As designed, the project satisfies the intent of the Architectural Features 
Design Guideline. 

51. Building Color. The Design Guidelines encourage buildings be painted three colors: 
a dominate color, a subordinate color and a "grace note" color. Plans submitted by 
the applicant indicate that the building will be painted harmoniously in four shades 
that include a light and medium grey color is used for the cement plaster on all sides 
on the building, red is used as an accent color on the front and rear elevations and a 
dark grey color is used for the ceramic tile above the ground floor space on the front 
facade. As shown on Exhibit A, the color scheme of the project complies with the 
Building Color Design Guideline. 
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52. Signs. The Design Guidelines provide extensive guidance related to the placement, 
type and style of signage to be used for projects. The Guidelines indicate that signs 
should coordinate with the building and not dominate or obscure architectural 
elements; that window signs should allow for clear views into and out of tenant 
spaces; that awning signs should be confined to awning valences; that pedestrian 
oriented "hanging signs", which are visible from the sidewalk are encouraged, as are 
neon signs, portable signs and hand painted lettering. The Specific Plan prohibits 
the use of any pole, roof or off-site sign, any sign containing flashing, mechanical or 
strobe lights. The plans submitted as part of this application do not identify specific 
sign details. The applicant has been required to provide a comprehensive signage 
program that demonstrates the proposed location and type of each sign that will be 
used along the commercial storefronts for the project. Additionally, the Conditions of 
Approval stipulate that signs for the project shall be limited pursuant to the 
requirements listed above and shall be gracefully integrated into the overall building. 

53. Plant Material on Facades. The Design Guidelines encourage fayade plant 
materials in addition to permanent landscaping. Landscaping is provided in planters 
on the ground floor in front of units, the residential lobby and community room. The 
applicant has incorporated landscaping on the second level within the courtyard and 
pool deck areas, as well as within planted areas surrounding the historic structure at 
5540 W. Hollywood Boulevard. The landscape plan shows that a variety of plant 
species will be located throughout the project on the first level providing shade and 
fal(ade relief. Furthermore, the landscaping provided within planters on the ground 
floor and the new street trees will enhance the overall design aesthetic of the mixed­
use development and Vermont Avenue. As designed, the project complies with the 
Plant Material on Facades Design Guideline. 

b) The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

A Mitigated Negative Declaration, ENV-2014-1948-MND, was prepared for the proposed 
project. On the basis of the whole of the record before the lead agency including any 
comments received, the lead agency finds that, with imposition of the mitigation 
measures described in the MND (and incorporated into the Conditions of Approval 
herein), there is no substantial evidence that the proposed project will have a significant 
effect on the environment. The attached Mitigated Negative Declaration reflects the lead 
agency's independent judgment and analysis. The records upon which this decision is 
based are with the Environmental Review Section of the Planning Department in Room 
750, 200 North Spring Street. 

4. Project Permit Adjustment Findings 

a) There are special circumstances applicable to the project or project site, which 
make the strict application of the Specific Plan regulation impractical. 

There are special circumstances applicable to the project and project site, which make 
the strict application of the specific plan regulations impractical. There are several 
characteristics of the site that result in special circumstances applicable to the subject 
site. The property is a rectangular lot with 318 feet of frontage on Vermont Avenue and 
318 feet of rear property line adjacent to an alley. There is a seven-foot grade difference 
between the southwest corner at the alley and the northeast corner on Vermont Avenue. 
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In addition, strict adherence to the Stepback requirement for building elevations facing a 
major boulevard and strict adherence to the Transparency requirement reduces the 
flexibility needed to create an attractive and functional building design. The proposed 
building design proves that the intent of both the Stepback and Transparency provisions 
can be achieved, while not strictly conforming to said regulations. 

Building Stepback - Redistribution of MassingNolume 

The Applicant is requesting a Project Permit Adjustment from the Vermont/Western 
Development Standards and Design Guidelines, Section V., Development Standard No. 
6 (Building Design- Stepbacks), which requires that no portion of any structure exceed 
more than 30 feet in height within 15 feet of the front property line and a ten-foot setback 
of the second floor from the first floor frontage as depicted on Sheet A300 of Exhibit A 
Essentially, a building's second floor should be stepped-back ten feet from the first floor 
and the third floor should be stepped-back an additional five feet from the second floor 
resulting in a less massive building for pedestrians on major highways. The Applicant 
proposes a redistribution of the building's massing/volume with a building design that 
exceeds the total required stepbacks at the front fac;ade in lieu providing a building 
design that incorporates the required linear, graduated stepbacks along Vermont 
Avenue. 

The Vermont/Western Development Standards and Design Guidelines, Development 
Standard No. 6 - Building Design - specifies design requirements for building 
stepbacks, transparent building elements, fac;ade relief, building materials, surface 
mechanical equipment and roof lines. The Building Design Development Standard 
states the following: 

The purpose of the following provisions is to ensure that a project avoids large 
blank expanses of building walls, is designed in harmony with the surrounding 
neighborhood and contributes to a lively pedestrian friendly atmosphere. 

In order to achieve the desired articulation in · the building elevation along Vermont 
Avenue a redistribution of the building massing and volume is necessary. The intent of 
the Development Standard is to minimize the appearance of height from the street level 
perspective and allow more sunlight onto pedestrian walkways and the streetscape. The 
proposed Adjustment will allow a redistribution of the building massing in lieu of the 
linear step back resulting from the strict application of the code. The strict application of 
the Specific Plan stepback requirements would create a linear monolithic "wedding cake" 
design that provides little flexibility given the site's seven-foot grade difference, long 
linear configuration and adjacency to Subarea A requiring transitional height limitations 
in the rear resulting in an awkward and limited building design. The project is required to 
provide a similar stepback along the rear (west) elevation, as well as along the front 
fac;ade causing the project to be pushed from the front and the rear limiting creative 
building design, functional open space and habitable building area for affordable units. 

Additionally, the Applicant has provided a volume study, as shown on Sheet A202 in 
Exhibit A, which calculates the negative space of the volume with the required stepbacks 
and the volume proposed with the redistribution. The volume study shows that with the 
required stepbacks the volume of the project would amount to 72,092 cubic feet and with 
the proposed redistribution of the building's massing and volume, the volume of the 
project would amount to 122,919 cubic feet. Since the project is calculating the negative 
space, or the air space where there is no structure, the proposed project provides a 
building facade that is less massive than what otherwise would be required. The intent of 
the Specific Plan is maintained while providing a pleasing elevati6n that is still sensitive 
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to pedestrians who walk along Vermont Avenue. As proposed, both the intent of the 
Specific Plan and the Guidelines will be achieved. 

Transparent Building Elements 

The Applicant is requesting a Project Permit Adjustment from the Vermont/Western 
Development Standards and Design Guidelines, Section V., Development Standard No. 
6 (Building Design - Transparent Building Elements), which requires transparent 
building elements such as windows and doors to occupy at least 50 percent of the 
exterior wall surface of the ground floor facades for the front and side elevations and at 
least 20 percent of the surface area of the rear elevation of the ground floor. The 
Applicant proposes to provide the following amounts of transparent building elements on 
the ground floor, as shown on Sheet A203 of Exhibit A: 

• 37 percent transparent building elements on the side (east) elevation in lieu of 50 
percent; 

• .18 percent transparent building elements on the side (north) elevation in lieu of 
50 percent; 

• 9 percent transparent building elements on the side (south) elevation in lieu of 50 
percent; and 

• 9 percent transparent building elements on the rear (west) elevation in lieu of 20 
percent. 

The strict interpretation of the transparency requirement cannot be accommodated on 
the front elevation as sheer walls are needed to provide structural support and on the 
side and rear elevations as this would create an unpleasant habitable space for future 
tenants on the ground floor level. In addition, increased windows and doors on the side 
and rear elevations would present a security and privacy issue for those tenants with 
ground floor units and the utility room with electric meters. The intent of the 
Development Standard as illustrated in Figure 2 (Transparent Building Elements/Fa9ade 
Treatment) is a mixed-use structure with a ground floor commercial use and residential 
dwelling units above. In this instance the ground floor could be designed with large, 
glass storefront windows and doors that consume the first floor from floor to ceiling along 
the ground level. However, the proposed project incorporates residential units at the 
ground floor level. The ground floor level also includes the electrical room, transformer 
pad and driveway ramp on the side (south) elevation. The proposed project is not 
designed with strictly ground floor commercial, which can accommodate a glass 
storefront system along the front, side and rear elevations. Additionally, increased 
windows and doors also cannot be provided on the side and rear elevations as this 
would present a security and privacy issue for tenants of the building on the north 
elevation where the pedestrian throughway is located, for the utility room on the south 
elevation where electric meters are located and for those units on the west elevation 
facing the alley. Lastly, project windows and doors would face large blank walls from 
adjacent buildings on the side elevations providing a view to the abutting commercial 
buildings and on the rear elevation providing a view of the alley which is the primary way 
to access the project and garages of adjacent multi-family structures. 

The Applicant has proposed a ground floor level with residential units that include 
windows and doors that can provide for the passage of light, air and sound that are 
agreeable to residential tenants yet complimentary to the structure. Furthermore, the 
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proposed window and door fenestration would be compatible to surrounding multi-family 
residential and commercial structures. As such, the amount of windows and doors 
proposed are consistent with the intent of the transparent building elements. 

b) In granting the Project Permit Adjustment, the Director has imposed project 
requirements and/or decided that the proposed project will substantially comply 
with all applicable Specific Plan regulations. 

Building Stepback - Redistribution of MassingNolume 

As conditioned, the project substantially complies with all provisions of the Specific Plan 
Ordinance and the Development Standards and Design Guidelines. The strict 
application of the stepback requirement would result in a total allowable stepback 
volume in a linear horizontal design along Vermont Avenue. The proposed Adjustment 
allows the building design to articulate the front elevation contributing to a more pleasing 
perspective from the street, with a stepback volume consistent with the Specific Plan 
limitations. The volume study prepared by the Applicant and included in Exhibit A 
demonstrates that with the Adjustment allowing the redistribution of volume and building 
massing, the proposed project results in more negative space volume by 50,827 cubic 
feet than if the project was designed with the required stepbacks. The volume calculated 
counts the negative space or the air space where there is no structure, which means 
there is less building area along the front fayade than if the project incorporated the 
required stepbacks. The requested Adjustment will not substantially alter the execution 
or intent of the building stepback requirement or the Specific Plan's permitted land uses, 
density, height or bulk, setbacks or yards, open space or parking standards regulated by 
the specific plan. The proposed design substantially complies with the stepback 
provisions of the Design Standards and simply re-orients the building volumes to attain 
creative articulation that cannot otherwise be achieved. The granting of the Adjustment 
will allow for a well-designed building that is consistent and compatible with adjacent 
structures and future development. 

Transparent Building Elements 

As conditioned, the project substantially complies with all provisions of the Specific Plan 
Ordinance and the Development Standards and Design Guidelines. The strict 
application of the transparent building elements regulation would result in a ground floor 
level that cannot be structurally supported and residential units with a window and door 
fenestration that is inconsistent with surrounding residential uses. The proposed project 
would have to provide significantly more windows and doors on the ground floor level of 
the side and rear elevations than other structures with residential uses on the ground 
floor. The increase in transparent elements would create an unpleasant living 
environment and also create issues of privacy for residential units along the side (north) 
elevation given this is the location of the pedestrian throughway which provides access 
to the bicycle storage area and the alley. Increased transparent elements on the side 
(south) elevation would not serve a purpose to provide visibility into the electrical room, 
which also has issues of safety and security. Increased transparent elements on the 
front elevation would compromise the structural stability of the proposed mixed use 
structure as sheer walls need to be incorporated on the front elevation. 

As stated above the intent of this Development Standard is to ensure that a project 
avoids large blank expanses of building walls, is designed in harmony with the 
surrounding neighborhood and contributes to a lively pedestrian friendly atmosphere. 
The project's proposed use of various materials, colors, elevation design elements and 
extensive articulation will ensure that the project will avoid large blank walls and is 
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designed in harmony with the surrounding neighborhood and contributes to a lively 
pedestrian friendly atmosphere. The proposed development utilizes a combination of 
transparent building materials, articulation in the building fa9ade and utilization of 
multipie building material types to achieve the objective building design. The project 
satisfies the intent of this Development Standard and the granting of the Adjustment 
permits the project to be compatible with surrounding ground floor residential uses and 
prevents issues of privacy, security and habitability for residents. 

c) In granting the Project Permit Adjustment, the Director has considered and found 
no detrimental effects of the adjustment on surrounding properties and public 
rights-of-way. 

Building Stepback - Redistribution of MassingNolume 

There will be no detrimental effects to the community associated with the Adjustment of 
the of the Stepback provision to allow a redistribution of the massing/volume of the 
upper-floor building stepbacks along the project frontage on Vermont Avenue. The 
Adjustment will facilitate a building design that is compatible with existing multi-story 
buildings that are adjacent to the proposed structure. Immediately adjacent to the north 
is a one-story commercial building and a two-story commercial building built to the 
property line along Vermont Avenue with no stepback above the first floor. Immediately 
adjacent to the south is a two-story commercial building built to the property line along 
Vermont Avenue with no stepback above the first floor. Along Vermont Avenue just north 
of Beverly Boulevard, is a three-story mixed use building built to the property line with no 
stepbacks above the first floor and a four-story institutional building (Hubbard School of 
Administration) built to the property line with no stepbacks above the first floor. These 
existing buildings that are built to the front property line along Vermont Avenue create a 
street wall that contributes to the urban environment, encourages pedestrian activity at 
the street level and walkability to the Metro Red Line Vermont/Beverly Station. 

As noted above, the volume study (Exhibit A) demonstrates that with the Adjustment 
allowing the redistribution of volume and building massing, the proposed project results 
in more volume by 50,827 cubic feet than if the project was designed with the required 
stepbacks. The volume calculated counts the negative space or the air space where 
there is no structure, which means there is less building area along the front fa9ade than 
if the project incorporated the required stepbacks. Although the project design does not 
comply with the strict application of the stepbacks, it does provide a design that meets 
the intent of the requirement with a well-balanced variety of building massing and 
textures of shadow, light and materials that in total adds to the richness of the built 
environment. 

Transparent Building Elements 

There will be no detrimental effects to the community associated with the Adjustment of 
the Transparent Building Elements provision to allow a reduced amount of transparent 
elements on the ground floor of the front, side and rear elevations. The Adjustment will 
facilitate a building design that is in harmony in with the surrounding neighborhood and a 
project that will revitalize several underutilized lots with a mixed use development with 
100 residential units of which 99 are restricted to Very Low and Low Income households 
and 4,134 square feet of neighborhood serving commercial space on the ground floor, 
thus transforming this portion of Vermont Avenue. 
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d) The project incorporates mitigation measures, monitoring measures when 
necessary, or alternatives identified in the environmental review which would 
mitigate the negative environmental effects of the project, to the extent physically 
feasible. 

A Mitigated Negative Declaration, ENV-2014-1948-MND, was prepared for the proposed 
project. On the basis of the whole of the record before the lead agency including any 
comments received, the lead agency finds that, with imposition of the mitigation 
measures described in the MND (and incorporated into the Conditions of Approval 
herein), there is no substantial evidence that the proposed project will have a significant 
effect on the environment. The attached Mitigated Negative Declaration reflects the lead 
agency's independent judgment and analysis. The records upon which this decision is 
based are with the Environmental Review Section of the Planning Department in Room 
750, 200 North Spring Street. 

5. Site Plan Review Findings 

a) The project is in substantial conformance with the purposes, intent and 
provisions of the General Plan, applicable community plan, and any applicable 
specific plan. 

The Los Angeles General Plan sets forth goals, objectives and programs that guide both 
Citywide and community specific land use policies. The General Plan is comprised of a 
range of State-mandated elements, including, Land Use, Transportation, Noise, Safety, 
Housing and Conservation. The City's Land Use Element is divided into 35 community 
plans that establish parameters for land use decisions within those sub-areas of the City. 

The project site is located entirely within the boundaries of the Wilshire Community Plan. 
The project site has a land use designation of Neighborhood Office Commercial. The 
proposed construction of a mixed-use development with 1 00 residential units (of which 
99 units are restricted affordable and one market rate manager's unit) and 4,134 square 
feet of commercial/retail space on the ground floor is not consistent with the property's 
SNAP Subarea B designation. However, the Applicant is seeking the following requests, 
a Conditional Use to increase the density, Density Bonus On-Menu Incentives to 
increase the overall building height and SNAP stepback requirement and to increase the 
floor area ratio, Density Bonus Off-Menu Incentives for relief from the SNAP transitional 
height requirements, SNAP stepback requirement and the Code's commercial loading 
space requirement, Project Permit Adjustments for relief from the SNAP stepback 
requirement and transparency requirement, a Project Permit Compliance Review with 
SNAP and a Site Plan Review for a project that results in 50 or more residential units. 
With the approval of these entitlements from the City Planning Commission, the 
proposed project will be in substantial conformance with the purposes, intent, and 
provisions of the General Plan and all of its elements and the Vermont/Western SNAP 
Specific Plan. 

The Framework Element 

The Framework Element for the General Plan (Framework Element) was adopted by the 
Los Angeles City Council on December 11, 1996 and re-adopted on August 8, 2001. 
The Framework Element provides guidance regarding policy issues for the entire City of 
Los Angeles, including the Project site. The Framework Element of the General Plan 
establishes general policies for the City of Los Angeles based on projected population 
growth. Land use, housing, urban form and neighborhood design, open space, economic 
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development, transportation, infrastructure, and public services are all addressed in the 
context of accommodating future City-wide population increases. The City's various 
land use "categories" are defined based on appropriate corresponding development 
standards including density, height, and use. 

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

Goal 31: A network of boulevards that balance community needs and economic 
objectives with transportation functions and complement adjacent residential 
neighborhoods. 

Objective 3. 13: Provide opportunities for the development of mixed-use boulevards 
where existing or planned major transit facilities are located and which are characterized 
by /ow-intensity or marginally viable commercial uses with commercial development and 
structures that integrate commercial, housing, and/or public services. 

Goal 3K: Transit stations to function as a primary focal point of the City's development. 

Objective 3. 15: Focus mixed commercial/residential uses, neighborhood-oriented retail, 
employment opportunities, and civic and quasi-public uses around urban transit stations, 
while protecting and preserving surrounding /ow-density neighborhoods from the 
encroachment of incompatible land uses. 

Policy 3. 15.3: Increase the density generally within one quarter mile of transit stations, 
determining appropriate locations based on consideration of the surrounding land use 
characteristics to improve their viability as new transit routes and stations are funded in 
accordance with Policy 3. 1. 6. 

The City's General Plan includes goals, objectives and policies to encourage housing, 
jobs, and services in closer proximity to one another; to create balanced communities 
and neighborhoods; and to reduce the number and length of work-related trips. The 
proposed project provides affordable housing conveniently located half a block south of 
the Metro Red Line Transit Station at Vermont Avenue and Beverly Boulevard. The 
General Plan encourages the development of multi-family residential housing in regional 
centers and along primary transit corridors and boulevards. The project site is 
designated Subarea B (Mixed Use Boulevards) in the SNAP and is surrounded by a mix 
of uses that include multi-family residential, commercial/retail, institutional (Elementary 
and Junior High Schools), a bank, a car dealership and surface parking lots. Additionally, 
the project site is located across the street, Vermont Avenue, from Subarea C 
(Community Center), which allows R4 Zone residential uses and C4 Zone commercial 
uses. The Framework Element also designates this portion of Vermont Avenue as a 
Mixed Use Boulevard. 

The project site is within a highly urbanized location in close proximity to several transit 
options. The project site is approximately 250 feet from the Metro Red Line 
Vermont/Beverly Station, which is located on the northwest corner of Vermont Avenue 
and Beverly Boulevard. The Metro Red Line Vermont/Beverly Station provides access to 
Hollywood and the San Fernando Valley, with connecting service to the Metro Orange 
Line (serving the west Valley and Chatsworth). The Metro Red Line and Purple Line 
serve Downtown including Los Angeles Union Station, with connecting service to the 
Metro Gold Line (serving Pasadena and East Los Angeles), Amtrak passenger rail, 
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Metrolink commuter rail, and bus service for regional and local lines. The Metro Purple 
Line also serves Koreatown. The Metro Blue Line originates at the ih Street/Metro 
Center station and provides access from downtown Los Angeles to downtown Long 
Beach, as well as connecting service to the Metro Green Line (serving Norwalk, 
Redondo Beach, and LAX via shuttle). The project site is also served by Metro Local14 
on Beverly Boulevard and Metro Local 204 and Metro Rapid 754 on Beverly Boulevard. 

Land Use Element -Wilshire Community Plan 

The Wilshire Community Plan was updated and adopted by the Los Angeles City 
Council on September 19,2001. The proposed project, a 100 percent affordable housing 
development excluding the manager's unit with ground floor neighborhood serving 
commercial/retail, advances a number of objectives and policies contained in the 
Wilshire Community Plan. These include: 

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

Objective 1-1: Provide for the preservation of existing quality housing, and for the 
development of new housing to meet the diverse economic and physical needs of the 
existing residents and expected new residents in the Wilshire Community Plan Area to 
the year 2010. 

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

Policy 1-1.4: Provide for housing along mixed-use boulevards where appropriate. 

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

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

Objective 1-4: Provide affordable housing and increased accessibility to more population 
segments, especially students, the handicapped and senior citizens. 

The Applicant proposes the revitalization of an underutilized site by demolishing a one­
and two-story building and surface parking lot and the construction, use and 
maintenance of a four-story mixed use development with 100 residential units (99 
restricted affordable units and one market rate manager's unit) and 4, 134 square feet of 
ground floor commercial space. The Applicant proposes to restrict 50 percent (50 units) 
for Very Low Income households and 49 percent (49 units) for Low Income households. 
The project provides ample open space for residents that include a 1 ,777-square-foot 
community space and a 8,379-square-foot courtyard which has an entertainment 
terrace, a community terrace with tot lot area for children and a dining terrace and 
private open space that includes 59 balconies that amount to 2,950 square feet. 

The Applicant is seeking a Conditional Use for a density increase greater than the 
maximum permitted under the Density Bonus Ordinance for an 89 percent density 
increase or 47 additional units. Thus, if approved, the project will provide a total of 100 
units with 50 units restricted to Very Low Income Households, 49 units restricted to Low 
Income Households and one market rate manager's unit. The proposed project is 
consistent with above objectives and policies of the Wilshire Community Plan by 
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providing higher residential density near major public transportation centers and 
affordable housing that is accessible to more population segments as the project 
includes 100 residential units (99 restricted affordable units and one market rate 
manager's unit) that are within 250 feet of the Metro Red Line Vermont/Beverly Station, 
which provides access to Downtown Los Angeles, Hollywood and the San Fernando 
Valley with connecting service to the San Gabriel and Inland Empire to the east, to West 
Los Angeles and the coastal areas to the west, to South Los Angeles and the South Bay 
to the south. 

Vermont/Western Specific Plan 

The Specific Plan was adopted by the City Council on January 23, 2001 (Ordinance 
173,7 49) and effective on March 1, 2001. As part of the Specific Plan, Development 
Standards and Design Guidelines have also been adopted by the City Planning 
Commission on August 10, 2000. 

The project site is located within the Vermont/Western Transit Oriented District Specific 
Plan/Station Neighborhood Area Plan (SNAP) and is designated as Subarea B - Mixed 
Use Boulevards, which limits all lots in Subarea B to residential uses permitted in the R3 
zone and commercial uses permitted in the C1.5 Zone with the purpose of creating a 
denser, livelier pedestrian environment along major commercial and transit corridors like 
Vermont Avenue. The subject project, as conditioned in this action, conforms with all the 
requirements of the Vermont/Western Transit Oriented District Specific Plan. 

Transportation Element 

The City's Transportation Element was adopted by City Council on September 8, 
1999. The Transportation Element of the General Plan guides development of a 
citywide transportation system with the goal of ensuring the efficient movement of people 
and goods. The Transportation Element recognizes that primary emphasis must be 
placed on maximizing the efficiency of existing and proposed transportation 
infrastructure through advanced transportation technology, reduction of vehicle trips, and 
focused growth in proximity to public transit. The project is consistent with the following 
objectives, policies and programs: 

Policy 2. 11: Continue and expand requirements for new development to include bicycle 
storage and parking facilities, where appropriate. 

Objective 3: Support development in regional centers, community centers, major 
economic activity areas and along mixed-use boulevards as designated in the 
Community Plans. 

Policy 3. 13: Enhance pedestrian circulation in neighborhood districts, community 
centers, and appropriate locations in regional centers and along mixed-use boulevards; 
promote direct pedestrian linkages between transit portals/platforms and adjacent 
commercial development through facilities orientation and design. 

The Transportation Element includes goals and objectives to encourage housing, jobs, 
and services in closer proximity to one another; to create balanced communities and 
neighborhoods; and to reduce the number and length of work-related trips. The 
proposed project provides affordable housing and commercial/retail space conveniently 
located 250 feet south of the MTA Metro Red Line Transit station at Beverly Boulevard 
and Vermont Avenue. The Transportation Element encourages the development of 
multi-family residential housing in regional centers and along primary transit corridors 
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and mixed-use boulevards. The project site is in a highly urbanized location in close 
proximity to several transit options, ·including the MTA subway system and the MTA 
Rapid Bus lines. The future tenants will have easy pedestrian access to the commercial 
shopping areas and institutional uses (i.e. Elementary and Junior High Schools) along 
Vermont Boulevard and Beverly Boulevard. Additionally, the proposed project will 
provide bicycle storage and parking facilities as required per the SNAP and in 
conformance with the Transportation Element. 

Housing Element 

The City's Housing Element for 2013-2021 was adopted by City Council on December 3, 
2013. The project is consistent with the following objectives, policies and programs: 

Goal1: Housing Production and Preservation 

Policy 1. 1. 2: Expand affordable rental housing for all income groups that need 
assistance. 

Policy 1.1.3: Facilitate new construction and preservation of a range of different housing 
types that address the parlicular needs of the city's households. 

Policy 1.1.4: Expand opportunities for residential development, particularly in designated 
Centers, Transit Oriented Districts and along Mixed-Use Boulevards. 

Policy 1.4.1: Streamline the land use entitlement, environmental review, and building 
permit processes, while maintaining incentives to create and preserve affordable 
housing. 

Goal 2: Safe, Livable, and Sustainable Neighborhoods 

Objective 2. 2: Promote sustainable neighborhoods that have mixed-income housing, 
jobs, amenities, services and transit. 

Policy 2.2.2: Provide incentives and flexibility to generate new multi-family housing near 
transit and centers, in accordance with the General Plan Framework element, as 
reflected in Map ES. 1. 

The project is consistent with the above goals, objective and policies of the Housing 
Element as the project proposes a mixed use development with affordable housing and 
ground floor commercial/retail space that is near a major transit center, the 
Vermont/Beverly Red Line Station. The new mixed use development will create 100 
residential units, of which 99 units are restricted affordable for Very Low and Low 
Income Households and one market rate manager's unit, and 4,134 square feet of 
commercial/retail space. The project provides ample open space for residents that 
include a 1, 777 -square-foot community space and a 8,379-square-foot courtyard which 
has an entertainment terrace, a community terrace with tot lot area for children, a dining 
terrace and private open space that includes 59 balconies that amount to 2,950 square 
feet. 

b) The project consists of an arrangement of buildings and structures (including 
height, bulk and setbacks), off-street parking facilities, loading areas, lighting, 
landscaping, trash collection, and other such pertinent improvements, that is or 
will be compatible with existing and future development on adjacent properties 
and neighboring properties. 
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The proposed construction of a new four-story mixed use development that includes 1 00 
residential units (99 restricted affordable and one market rate manager's unit) and 4,134 
square feet of ground floor commercial/retail space would be consistent and compatible 
with neighboring properties as conditioned in this staff report. Existing structures in the 
vicinity of the project site range in height from one-story to five-stories and contain a mix 
of uses that include multi-family residential, commercial/retail, institutional (Elementary 
and Junior High Schools), a bank, a car dealership and surface parking lots. 

Building Arrangement (height. bulk and setbacks) 

The project site is designated as Subarea B, which limits mixed use projects to 50 feet in 
height and a floor area ratio (FAR) of 2:1. The project proposes a mixed use 
development that is a maximum of 55 feet in height with a 2.31:1 FAR and 98,981 
square feet of floor area. The Applicant is seeking Density Bonus on-menu incentives to 
increase the building height and to increase the FAR. The project site is surrounded by a 
mix of building heights and uses that include multi-family residential, commercial/retail 
uses and institutional uses that range in height from one- to five-stories in height. 
Although the Applicant is requesting to develop a mixed use project that is taller and 
larger than what is otherwise allowed, the project is compatible with the neighboring 
developments in the vicinity and is contemplated by the General Plan Framework's 
designation of "Mixed Use Boulevard" for Vermont Avenue between Beverly Boulevard 
and Third Street. The height of buildings in a Mixed Use Boulevard ranges from one- to 
two-story commercial structures, up to three- to six-story mixed use buildings between 
centers and higher buildings within centers. The project site is adjacent to properties 
designated as Subarea C (Community Center) along the north property line and is 
across Vermont Avenue. The SNAP allows mixed use projects in Subarea C 
(Community Center) to be developed up to a height of 75 feet and up to an FAR of 3:1. 
The proposed project would be compatible with existing structures that range in height 
from one- to five-stories and potential development that could be built up to six stories. 
The findings for the Density Bonus on-menu incentives are above in Section 2. The 
Department of City Planning recommends approval of the requested Density Bonus on­
menu incentives and with the granting of these incentives from the City Planning 
Commission and as conditioned in this staff report, the project will provide a building that 
is appropriately scaled for the neighborhood. 

Section 8.G. of the Vermont/Western SNAP specifies that no front, side or back yards 
are required for the development of any mixed use, commercial or residential project 
located within Subarea B. The project does not incorporate front or rear yards, but does 
include a ten-foot side yard along the north property line which serves the pedestrian 
throughway requirement and a seven-foot side yard along the south property line. As 
designed, the project is adequately setback from the street and neighboring properties. 

Off-Street Parking Facilities and Loading Areas 

Pursuant to LAMC Section 12.22 A.25(d)(2), one parking space is required per restricted 
affordable unit. As a result of utilizing Parking Option 2, the Applicant is required to 
provide 99 parking spaces for the 99 restricted affordable units. The market rate 
manager's unit is limited to the parking requirements in the SNAP Specific Plan. 
Pursuant to Section 8.E.1. of the SNAP, the Applicant is required to provide a minimum 
of 1.5 spaces and 0.25 space for guest parking and a maximum of 2 spaces and 0.5 
space for guest parking for the manager's market rate unit. The Applicant is required to 
provide 1 02 residential parking spaces and provides 1 02 spaces. Pursuant to Section 
8.E.3. of the SNAP, the Applicant is required to provide 9 parking spaces for 4,134 
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square feet of commercial floor area and provides 9 parking spaces. Parking is provided 
within one subterranean level that is accessed from a single driveway off the alley in the 
rear. 

Section 8.E.2. of the SNAP requires a 0.5 bicycle parking space per dwelling unit and 
one bicycle space for every 1,000 square feet of non-residential floor area for the first 
10,000 square feet. The Applicant is required to provide 50 residential bicycle parking 
spaces and 4. 75 non-residential bicycle parking spaces. The Applicant provides a total 
of 55 bicycle parking spaces, which is consistent with the requirements of the SNAP. 

The Applicant is seeking a Density Bonus off-menu incentive for a modified commercial 
loading space that has a minimum area of 360 square feet, a minimum height of 11 feet 
and a minimum width of 19 feet measured from the alley line in lieu of the strict 
requirements of LAMC Section 12.21 C.6., which requires a minimum area of 600 
square feet, a minimum height of 14 feet and a minimum width of 20 feet measured from 
the alley line. The Department of City Planning recommends approval of the requested 
Density Bonus off-menu incentive for a modified commercial loading space and with the 
granting of this incentive from the City Planning Commission and as conditioned in this 
staff report, the project will provide a commercial loading space that adequately serves 
the building and does not adversely impact neighboring properties. 

Lighting 

The project plans submitted do not indicate the type or location of proposed lighting. The 
Vermont/Western Specific Plan Development Standard No. 17 specifies requirements 
for on-site lighting that include lighting shielded, light mounting height and lamp color. As 
part of the Project Permit Compliance Review, the Applicant is required in the Conditions 
of Approval to provide a lighting plan that demonstrates compliance with the Lighting 
Development Standard of the SNAP. In addition, the environmental conditions include a 
mitigation measure to ensure outdoor lighting is designed and installed with shielding 
such that the light source cannot be seen from adjacent residential properties or the 
public right-of-way. As conditioned, the project will not result in a substantial amount of 
light that would adversely affect the day or night time views in the project vicinity. 

Landscaping 

The project is required to provide 13,075 square feet of open space and proposes to 
provide 13,106 square feet of open space. The project is further required to provide 
common open space at the ground floor or first habitable room level for at least 50 
percent of the total required usable open space, which amounts to 6,538 square feet of 
common open space of which 25 percent or 1,635 square feet is required to be 
landscaped with ground cover, shrubs or trees. Per Section 12.21 G.2., the project is 
also required to provide one tree for every four dwelling units, which amounts to 25 
required on-site trees. The landscape plan shows 2,493 square feet of landscaping at 
the ground level and 3,013 square feet of landscaping within the courtyard for a total of 
5,506 square feet of landscaping which exceeds the required amount of 1,635 square 
feet. The landscape plan also shows that 26, 24-inch box on-site trees will be provided in 
the courtyard which exceeds the required number of 25 trees. 

Trash Collection 

The Vermont/Western Specific Plan Development Standard No. 9 specifies 
requirements for the location and design of trash storage and recycling areas. The first 
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floor plan shows the trash and recycling room is provided within the proposed structure 
with easy access to the alley for trash pick-up. 

Fences and/or Walls 

The Vermont/Western Specific Plan Development Standard No.1 0 specifies 
requirements for the location and design of all freestanding walls and fences. The project 
plans do not show that new fences and/or walls are proposed; however, during the 
public hearing held on January 16, 2015, the Applicant and Representative stated that 
fencing and/or walls were proposed along the perimeter of the site. As part of the 
Project Permit Compliance Review, the Applicant is required in the Conditions of 
Approval to provide a revised site plan and elevations for any new freestanding fences 
and/or walls proposed for the project, which shows an architectural element at intervals 
of no more than 20 feet and set back from the property line adjacent to a public street 
with a landscaped buffer. As conditioned, the project will provide freestanding walls and 
fencing that incorporate architectural elements. 

c) The residential project provides recreational and service amenities to improve 
habitability for its residents and minimize impacts on neighboring properties. 

The project includes specific dedicated areas for residential, social and recreation 
functions for adults and children. The project is required to provide 13,075 square feet 
of open space and proposes to provide 13,106 square feet of open space. The 
recreational amenities provided are as shown in the table: 

Required Open Space 
Unit No. of Units Required Open Space 

Studio 2 X 100 200 SF 
1 Bedroom 41 X 100 4,100 SF 
2 Bedroom 24 X 125 3,000 SF 
3 Bedroom 33 X 175 5,775 SF 

Total Required 100 units 13,075 SF 

Proposed Open Space 
Common Provided 

Community Room 1,777 SF 
Courtyard 8,379 SF 

Subtotal Common 10,156 SF 
Private Provided 

Balconies 2,950 SF 
Total Proposed 13,106SF 

The project will include a 1 ,777-square-foot community room on the ground floor along 
Vermont Avenue. This space will provide residents high visibility of street activity as well 
as provide eyes on the street for the community. The project also includes an 8,379-
square-foot courtyard that contains an entertainment terrace with barbeque counter, 
shade trellis and dining area; a community terrace with tot lot play area with synthetic 
turf play surfacing and lounge seating; and a dining terrace with barbeque counter, 
shade trellis, dining area and synthetic turf. The project provides ample landscaping that 
includes trees, shurbs and groundcover in the courtyard and at the ground level within 
the walkways along the front and side elevations. Therefore, the open space and 
recreation room on-site provide appropriate amenities and recreational facilities for the 
project's residents and are expected to minimize impacts to on neighboring properties. 
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PUBLIC HEARING AND COMMUNICATIONS 

The Public Hearing on this matter was held at Los Angeles City Hall, 200 North Spring Street, 
101

h Floor, Room 1020, Los Angeles, CA 90012 on Friday, January 16, 2015. 

Summary of Public Hearing and Communications 

Five (5) people signed in at the hearing. 

1. Present: Approximately 6 people attended. 

2. Speakers: 5 people provided testimony. 

3. The applicant, the applicant's representative and the project architect spoke at the 
hearing and described the project design and entitlement requests. 

4. Angelo Yenko, representative of Councilmember O'Farrell (Council District 13) was 
present and provided testimony that supported approval of the project. 

Public Hearing Testimony Notes 

Representative from CD 13 

The representative provided testimony that recommended approval of the project 
because the project would provide needed affordable housing. 

SPEAKERS COMMENTS SUPPORTING THE PROJECT: 

There were no speakers in support of the project. 

SPEAKERS COMMENTS NOT SUPPORTING THE PROJECT: 

There were no speakers not in support of the project. 

SPEAKERS COMMENTS WITH CONCERNS ABOUT THE PROJECT: 

A neighbor arrived to the hearing after the hearing was closed and spoke to the hearing 
officer and expressed concern about the demolition of his residence. It was explained to 
the neighbor that the project does not propose to demolish the neighbor's residence. 
The neighbor had further questions about receiving the hearing notice and questions 
about the project's proposal. 

Communications Received 

Letters- Concerns identified: 

The Department received three (3) letters from governmental agencies that were written in 
response to the Mitigated Negative Declaration (MND). 

• Los Angeles Unified School District (LAUSD) - The letter states that the proposed 
project is approximately 250 feet of Frank Del Olmo Elementary School and 320 feet of 
Virgil Middle School and has provided recommended mitigation measures to reduce 
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potential impacts to LAUSD schools. These comments have been incorporated as 
Condition of Approval No. 67. 

• South Coast Air Quality Management District (SCAQMD) - The letter states that the 
project must comply with SCAQMD Rule 1403 and requests additional information 
regarding compliance with SCAQMD Rule 1403 in the Final Initial Study/MND. The letter 
also states that the project is adjacent to sensitive uses and that the draft MND did not 
evaluate potential localized air quality impacts that could result from construction of the 
proposed project. The letter recommends that the Lead Agency revise the air quality 
analysis to include an assessment of potential localized air quality impacts during 
construction of the proposed project using SCAQMD's Localized Significance 
Methodology and compared to the localized significance thresholds specific to the 
project area. The letter further recommends mitigation measures if air quality impacts 
are determined to be significant. 

• State of California, Office of Planning and Research - The letter states that the State 
Clearinghouse submitted the subject Mitigated Negative Declaration to selected state 
agencies for review and no state agencies submitted comments by the close of the 
review period on December 23, 2014. 

The Department received two (2) letters written in response to the Mitigated Negative 
Declaration (MND). 

• Joyce Dillard - The letter states that the project is within a Methane Buffer Zone with 
potential oil field gas emissions and there is no assurance of compliance for monitoring 
and reporting for migrating methane gas during continuous occupancy. The letter also 
states that the following have not been addressed: dewatering, the National Pollutant 
Discharge Elimination System permit, the MS4 permit and fire safety. The letter states 
that the project may not be consistent with the General Plan and its Elements specifically 
the Circulation Element as one is not adopted, and Framework Element Policy No. 3.3.2. 

• Jay Ross - The email provides corrections to the MND stating that lead/asbestos testing 
was completed, that there is only one subterranean parking level not two parking levels 
and the population forecast based on the Wilshire Community Plan should account for 
persons who already live in the area. 

The concerns identified at the public hearing held on January 16, 2015 and during the 
environmental public comment period were addressed in the Mitigated Negative Declaration 
(ENV-2014-1948-MND) and in this Staff Report. 
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PARCEL t : 
THAT PORTICJtOf THE NORniEAST WARTEROf THE NCRHEASTWARTER 
0:: SECTION24. TOWNSH.P 1 SOUTH, RANGE 1-4 WEST, SAN 8~ 
MERIDIAN,~ TtECITYOF LOSANGEl£S, COl.WTYCF LOS ANGELES. STATE 
0:: CALFORNIA OESCRIBEO AS FQ..LOWS: BEGINNING AT A PCINT 1H THE 
WEST UNE OF VERMONT AVENUE, N5 ESTABLISHED ON AUGUST 1, 1919, 
DISTANT NORTH THERECW 743 FEET FR().4 TliE PRESENT NORTH UNE <F 
FIRST STREET: TliENCE WEST PARAI...l..EL WITH SAID NORTH UNE, 165 FEET; 
THENCE NORTH PARALLB. WITH. THE WEST LINE OF VERMONT AVENUE. 53 
FEET: THENCE EAST PARALLEL WITH THE NORTH UNE <F FIRST STREET; 165 
FEET TO SAID WEST LINE <F VERMONT AVENUE; THENCE SOOTH ALONG SAID 
WEST LINE 53 FEET TO THE POINT <F BEGINNING. EXCEPT THEREFRClt4 T~T 
PORTION TAKEN FOR WIDENING VERMONT AVENUE. AS CONDEMNED BY 
DECREE OF THE SUPERIOR COORT <F SAID CCXJNTY, DATED DECEMBER 13, 
1922, IN CASE NO. 8-76339, A CERTIFIED CCPY OF VMICH DECREE IS 
RECORDED IN THE OFFICE OF THE COONTY RECORDER OF SAID OOJNTY, IN 
BOOK 1000 PAGE 328, OFFICIAL RECORDS. ALSO EXCEPT THEREFR<1!4 AHY 
PORTION TAKEN FOR WIDENING VERMONT AVENUE, AS CONDEMNED BY 
DECREE OF THE SUPERIORCOORT <F SAJDCCXJNTY, OATEDJULY21, 1928, IN 
CASE NO. 171601.ACERTIFIEOCOPYOF SAID DECREE IS RECOOOED IN THE 
CFFICE OF TIE COJNTY RECORDER OF SAID COJNTY IN 9()()( 7109 PAGE364, 
CfFICIAL RECORDS. 
PARCfLZ: 
lltAT PORTIOO OF lliE NORTHEAST OIJARTER OF THE NORTH£AST OJARTER 
Cf SECTION 24, TOYmSHP 1 SCMJTH, RANGE 14 WEST, SAN BERNARDINO 
MERIDIAN. IN THE CITY OF LOS ANGB.ES. OOUNTY a LOS ANGElES. STATE 
CF CAUF<JUIA. DESCRIBED IS FaJ.OWS: BEGINNING AT A POINT IN THE 
WEST~E<FVBU.«JNT AVEHUE,ASESTABUSHEDONAUGUST 1. 1919, 
[)STANT Nami TiiERECf' 796 FEET FRCf,l THE PRESENT NORTH lflE CF 
FIRST S{REET; THENCE WESTPARAU.B.. WITH SAID NORTH LINE. 166FEET; 
THENCE NORTH PARAI..L.EL. WITH THE WEST U\'E Of VERMONT AVENUE, 53 
FEET; THENCE EAST PNW.l.fL WITH THE NORTH LINE CE FIRST STREET; 165 
FEET TO SAID WEST LINE OF VERMONT AVENUE: THENCE S0JTH ALONG SAID 
'NEST UNE 53 FEET TO THE POINT OF OEGINNIJIKJ. EXCEPT THEREFR<JA TKI\T 
PORTION THEREOF TAKEN FOR WIDENING VERMONT AV91UE, AS 
COiDEW4EO BY DECREE 0:: SUPERI~ COURT OF SAID COJNTY, DATED 
DECEMBER 13, 19221N CASE NO. B-76339, A CERTIFIED COPY r:E Vv'HICH 
DECREE IS RECORDED IN BOOK 1600 PAGE 328, OFFICIAL RECORDS. 
PARCEL3: 
THAT PORTION OF THE NORTHEAST QUARTER OF TiiE NORTHEAST QUARTER 
0:: SECTION 2-4, TOWNSHIP 1 SOUTH, RANGE 14 WEST, SAN BERNARDINO 
MERIDIAN, IN THE CITY OF LOS ANGELES. COUNTYCf LOS ANGELES, STATE 
Cf CPJ.JFDRNIA, DESCRIBED AS Fruows: BEGINNING AT A POINT IN THE 
'NEST LINE OF VERMONT AVEM.JE, AS ESTABUSHEDAUGJST 1. 1919, DISTANT 
NORTH THERE~ 849, FEET FROM THE PRESENT NORTH LINE OF FIRST 
STREET: THENCE WEST PARAl..LB..IMTH SA.ID NORTH LINE. 165 FEET: THENCE 
NCRJH PARALLB. WITH THE WEST UNE OF VERt>.()HT AVENUE. 53 FEET: 
THENCE EAST PARAI...la. WITH TH£ NORTH LINE OF FIRST STREET; 165FEET 
TO SAID WESTUNE a VERMCHT AVENUE; THENCE SOJTH Al~G SAID WEST 
UNE 53 FEET TO THE roiNT <F BEGINNiiG.EXCSJT ANY PORTlCJi TliER£OF 
IN<l.l.UEOv.mtNTHEUNEOF~A\9ruE.100FEETWDE.AS 
~IDBY~ENTEREDINCASENOS.0.76339AH0171601 , 

SlftRIOR COURT. ALSO EXCEPT Tt£ NORTH 3 FEET THEREC6-.AlSO EXCEPT 
ll-IE VISTER1.Y 10 FEET THERE<F. AS GRANTED TO THE CrTY Of LOS 
ANGELES FOR ALLEY . 

PARCEL4! 
THAT PCRTION OFTliE NORTHEAST WARTER OF THE NORTHEAST llJARTER 
OF SECT10N24, Ta.YNStfP 1 SOUTH. RANGE 14 WEST, SAN BCRNARDINO BASE 
ANOMEROCAN.IN TiiECITYCF LOS ANGElES, COUNTYCFlOSANGElES, STATE 
CF CAl..JfORNIA. f£SCRIBED AS FOLLCWIS: BEGI,_.ING AT A FUINT IN THE WEST 
UNECFVERMOOT AVfJ4UE, AS ESTA8USHEOCJiAUGVST 1, 1919, OISTMT 
NClRTH THEREON 899 FEET FROM THE PRESENT NORTH LINE <F FIRST STREET; 
THENCE WEST PARALlEL \\4TH SAID NCfm4 LINE, 165 FEET: THOCE NORTH 
PAAAU..EL V«Tli THE WEST UNE Of VERMONT AVEHUE49 FEET; THENCE EAST 
PARALLEL 'Milt THE NORTH UNE a FIRST STREET, 165 FEET TO SAD WEST 
LINE OF VEFMJNT AVENUE: THENCE SOUTH AlONG SAID WEST UNE 49 FEET TO 
THE PONT OF BEGINNING. EXCEPT THE EASTERLY 10 FEET TI-£REOFTAKEN 
FOR THE WIOENINGCF VERMOOT AVENUE AS CONDEMNED BY DECREE Of 
Sl.PERIOR COORT OF SAID CCUNTY, DATED DECEMBER 13, 19221N CASE NO. 
S.76339, A CERTIFIED COPY OF WHICH IS RECOmED IN BOOK 1600 PAGE 328, OF 
OFACIAl RECORDS, IN SAID COUNTY RECORDER'S OFFICE. 
PARceL <lA: 
TiiAT PCRTION OF THE NORTHEAST QIJARTER OF THE NORTHEAST ClJARTER 
OF SECTION 24, TOWNSHIP 1 SOUTH. RAHGE 14 WEST, SAN BERNARDINO BASE 
AND MERIDIAN, IN THE CITY OF LOS ANGELES, COJNTY OF LOS ANGElES. STATE 
OF CALIFORNIA, DESCRIBED AS FOLLOWS: BEGINNING AT A POINT JNTHE WEST 
LINE OF VERMONT AVENUE, AS ESTABLISHED ON AUGUST 1, 1919, DISTANT 
NORTH THEREON 948 FEET FROMlHE PRESENT NORTH LINE CF ARST STREET; 
THENCE WESTERt Y PARALLEL WITH SAID NORTH LINE 185 FEET: TiiENCE 
NORTHERLY PARALlEL. \\ffil THEWESTUNE CF VERMCm AVENUE,60 FEET; 
THENCE EASTERlY PARAI..L.EL. WllH lHE NORTH LINE Of FIRST STREET; 165 
FEET TO SAID WEST ~E OF YERP.OfT AVENUE; THENCE SOOTHER!.¥ ALONG 
SAD WEST" UNE, SO FEET TO TiiE PCliNT Of BEGINNING. EXCEFf THE EASTERI. Y 
10 FEET THERE<)= TAKEN FOR THE WIDENING CF VERMCWT AVEMJEAS 
CONDEMHI3l BY DECREE <F SUPERIOR COURT Of St.IO CCUiTY, DATED 
DECEMBER 13, 19221NCASEOO. &76339,ACERTIFIEDCOPYOFWHlCH IS 
RECCR>ED t1 8()()( 1Em PAGE 328, OF OFACIAL RECORDS, tl SfJO COUH1"Y 
RECORDER'S OFFICE. 
P.MCB.. S; 
THAT PamON OF lHE NORn£AST QUARTER OF THE~ WARTER 
OF SECTION 24 TOWNSHIP 1 SOJTH, RANGE 14 WEST, SAN BERNARDINO 
MERIDIAN, IN THE CITY OF LOS ANGELES. 000NTY OF LOS ANGELES. STATE OF 
CAliFORNIA. DESCRIBED AS FO...L.OWS: BEGINNING AT A POINT IN THE WEST LINE 
OF VERMONT AVENUE loS ESTABLISHED AUGUST 1, 1919 DISTNfTNORTH 
THEREON 1008 FEET FROM THE PRESENT NORTH LINE OF FIRST STREET; 
lHENCE WEST PARAI.l.EL WITH THE SAID NORTH LINE, 160 FEET: THENCE NORTH 
PARAllEL 'MTH THE SAID WEST UNE OF VERMONT AVENUE, 53 FEET; THENCE 
EAST CF VERIDNT AVENUE: THENCE SOOTH .ALONG SAID WEST LINE, 53 FEET 
TO THE POINT Of BEGINNING. EXCEPT A PORTION TiiEREa= INCLUDED WITHIN 
UMITS OF VERMONT AVENUE, AS NOW ESTAll.IStEO. 

CPEN SPACE REQUIRED 

~ 'OIUNfT$ REQ'D c:HN SPACE 

" -4100SF , ... 23- 2875SF 
2BRMGR t t25SF 

~ 
33 5775SF 
2 200SF 

""""'"" 100 13075SF 

OPEN SPACE PROVIDED 

NAME QTY AREAISFl 
COMMON OPEN SPACE: t 1m 
COMMUNITY SPACE 
COMMON CPEN SPACE: 'I 8379 
COURTYARil 
COMMON OPEN SPACE: 3 1083 
ROO'CECK 
PRNATE CFEN SPACE; 59 2950 
BAlCONY 

""""'""" 14189 

PARKING CALCULATIONS 

PARKING REQUIRED RESIDENTJAI.. 
UNrr •OF UNITS REQUitED PARKING STALLS 

1BR " 211l 23 
2BRMGR t .... 
311l 33 
S1UliO 2 

""""'"'" 100 

PMKING REQUIRED RETAIL 
M!A I REQUIRED PARKING STALLS 

PARKINGICHEDULE jSTALL TYPE) 
LEVB.P1 
COM.1ERCIAL 
RESIDENTIAL 
Gra1d ... 

" 23 
3 

.1! 
I 

102 

--
10 

102 
112 

SHEET INDEX 

OOXl F\.OT PlAN 
N1:JJ SITEPlAN 
A100 l.EVB..P1 PLAN 
A110 FIRSTFLOORPI..AN 
A120 SECOND FLOOR PI..AN 
A130 THIRD R..00R PlAN 
A140 FOURTH FLOOR PLAN 
AlSO R()(F"Pl..AH 
.t3XI ELEVAT"IOOS 
.t3J1 ELEVATIONS 
fl:m FtANNING DEPAATMENT STUDIES 
A203 TRANSPARENCY STOOY 
A300 BUILDING SECTIONS 
/lii1J ENl..AAGEOUNITF\MS 

VIC INITY MAP 
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PROJECT INFORMATION 

PROJECT NAME: MERIDIAN APARTMENTS TOO 

ADDRESS: 211·2-41 N. VERMOOT AVE, LOS »JGB..ES, CA 9CKI20 
LOHt 237,239&241NVEm«'JNTAVE 
LOT 42: 231 ,233 & 235 N VERio«:M AVE 
LOT 43; 'lZf N VERMONT AVE 
LOT 44: 221, 223 & 225 N I/EAAOlT AVE 
LOT 45: 217 N VERMONT AVE 
LOT45: 211&215NVERMONTAVE 

OWNER: NICN.. M.Jl.Tl-HOOSING INC. 
:IJ141 AGO..JRA RD., SUITE 100 
AGOURA HILlS. CA91l33 

PROJECT -4 ST~IES OF RESIDENT1Al WITH GROOND R.OOR 
DESCRIPTION: RETAIL AND 1 STORY OF SUBTERRANEAN PARKING 

CONSTRUCTION TYPE: TYPE V (fLOORS 1-4) 0\IER TYPE I (LEVB.. P1) 

ZONING: C2-1 

SPECIFIC PLAN: 

LOT AREA; 

HIGHWAY 
DEDICATION: 

SETBACKS (SNAP): 

Ha..LYWOOO WESTERN STAll~ NEIGHBORHOOD 
AREA PLAN ('SNAP'), SUBAREA B 

42,930SF 

..,.. 

STEPBACKS(SNAP): fRCMYARD: 10' SETBACK AT 2ND FLOOR AND 15' 
STEP8.'0< AT '.tJ HEIGHT. SEE effiTLEMENT 
REWESTS NnoiE FOR ADJUSTMENTS, IN<l.UOING 
OEHSITY BONUS ON-MENU INCENTIVES. 

TRANSITIONAL 
HEIGHT (SNAP): 

ABUTTlNG SUSAAEA A (REAR P.L ACROSS AllEY): 
25'HEIGHT ATO T0-49 FEET FROMAilJTTER'S 
PROPERTRY LINE, AND 33' HEIGHT AT 50 TO 99 FEET 
FRCJ,! ABUTTER'S PROPERTY LINE. OTHERWISE, 50' 
MAXIM.IM BUILDING HEIGHT. SEE ENTITLEMENT 
REQUESTS ABOVE, INCLUDING DENSITY BONUS CH­
MENU INCENTIVES. 

A:J=I:::::=:J 
0' -4' 8 18' 32' 

PLOT PLAN {,\ 
~~~m~·~-1~'-o~·~--------------------~~ 

OCCUPANCY TYPE: 

TOTAL UNITS: 
!.MIT MIX: 

lOT COVERAGE: 

Al.LOWASL£ DENSITY: 
PROPOSED DENSITY: 

BUILDING HEIGHT ALLOWED: 
BUILDING HEIGHT PROPOSED: 

FAR (LAMC) AlLOWED: 
FAR (LAMC) PRCFOSED: 

TYPEV AR.EA(FLR 1-4): 
TYPE I AREA(FLRP1): 
TOTAL PROJECT AREA: 

RES PARKING REQUIRED: 

TOTAL RES REQUIRED: 
TOTAL RES PROVIDED: 

COIIM. PARKING REQUIRED: 
TOTAL COIOI. REQUREO: 
TOTAL COIUl PROIJlDED: 

R.2ABOVES.2 

100 UNITS (99 AFFORDABLE) 
STUDIO: 21.JiiTS, 1-BR:-41 UNITS, 2-BR: 24 UNITS, J. 
BR:33UNITS 
33% 

68'4ATGROONOR.OOR 

1 OMlllNG """ I'EIHOO SF G' LOT """-'(RI) 
1 O\\Bl.JOO ... IT PER800 Sf()' LOT """-'(R3) 

61 FT WITH DENSITY B00US 
3&55 FT 

3.0:1 (WITH DENSITY CJU.ENU INCENTIVE) 
2J1:1 

98,981SF 
38.220SF 

137,201SF 

1 STAU PER AFfORDABlE UNIT =99 
MGR'SUNIT>3HABITABLEROOMS :1.5"" 
MGR'S UNIT GUEST PARKING "114• 
102 STAU.S(<O%COMPACT AUOWED) 
t02 STAllS (40ll COIF ACT) 

2 STALlS PER 1000 SF <F RETAIL 
4&:0SF/1(XX)X2 ,..9STALLS 
0 STAUS rs-.......... .,., 'Conho ..... ) 

RES BICYCLE REQ'D (SNAP): 112 BIKE STALl PER UMT =50 BIKE STAlLS 
RES BICYCLE PROVIDED: 50RESIDEHTIAL BICYCLE STNJ.S 

COMMBICYCLEREaD(SHAP): 1STAU.PER1COJSF •-4.5.BIKESTA1.1S 
COMM BICYCLE PRO'v!DED: SCCIIaERCIAL BICYCLE STALLS 

EXISTING USES: TWO ST~Y cor..t.ERCIAI.. BUILDING AND 
SURFACE PARKING 

• FAACTIONS ROONDED UPTO WHa.E NUMBER 

112S01YIIPIC80UIDARD 
SAHTAMOIIICA,CA11414 
31Utl.7175 
Kfli..OSAIICELES.COM 

AMCll MULTWWUSIHG INC 
30141 AGOURA RD., SUrTE 100 
AGOORA HILLS, CA 9U03 

i3017 
02.09.15 

PLOT PLAN 

GOOD 



SHEET NOTES 
A. AU. DIMENSIONS ARE TO FOS OR FOM UNO. 

B. SEE SHEETS G04Q.G04 
ACCESSIBILITY REOUI~:~~CAL 

C. ~~MT~=-INDICATED AS 'ClR" ARE FROM 

O. ~~re::.K>INTSAT.A.U.PONTSOF 
5'-'IF ACES- SlAB AND VEROCAL 

E. OONTROl.KXNTS OR 
SlW.L DWIOE THE &.A~~TIOO J()HTS 

~C~gf'__,~~NOTEXCe:,:goiOOSF 
LENGTH TOWlDTH RATI~=~ERSAND 
AOOITlONALCONTR(l.ORCONS EDING11Q:1. 

SHALLBEPI..ACEOATRE.£NTRANT~~~NTS 
F. ALLOFFSITE SEPARATE PE~ TO BE ~E UNDER 

G. PROVIDE SECURITY ACCESS PER LAMe 5'f.'~~04~D FIRE DEPARTMENT 

H. ~~=~~ALLINESPERN.A.VIGATELA, 

EXISTING 2-STORY 
COIMtERCIAL 

I ']l}-1 

+/- ~1'-0' 

I 
I 
I 

I 

I 

(E)14'TRfE 

11- ~-J I I J l_' IIL--J IL/ Il l 
'I j-- - rl-~/ / .-~t~~---~-/1 I , -~ EXISTINGI.STORYMULTI-FAMILYHO -0 I ___ _j" ' I :~ SI<IPru~• ......_.___REARY_.,.,G.<RAGE __ll..Lus•NG ____j_,·, _lL_______l\ U ~- ll c 

________ _ PUBLICALLFf_. ,., - -- - ----

(E)20'TREE ,., 
.. ... =g'f~{-3 (1)CURB CUTS: 

WITH SIDEWALKS. S AND DRIVEWAYS TO BE REPLACED 

NOTES 
01 FENCESECURITYG6.TE,6'-o"HIGH 
02 METftJ.. FENCE, 6'..()' HIGH 
03 TRANSFORMER ON p 
04 METAL FENCE OVER ~~EE ELECTRICAL DRAWINGS 
05 (E) 10 X 15 SIGN ON 20FT:: TO 5' HIGH ABOVE AllEY ELEVATION 

06 (E) 2 STORY BUILO~G TO BE ~~~~MOVED 

VERMONT AVENUE 

--. ___________ _j__ RS-IZONE 
294 

------ ___ L _ - --

:8~ oe:CTIVE :u (1) CURB CUTS· 
WITH SIDEW~TS AND DRIVEWAYS TQ BE REFUCED 

~o;~~e!1 (2)(3) SIDEWALKS: 
ALK TO BE 10'.(1' WIDE. MINIMUM. · 

296 

C2-2ZC»>E 

+/-295'-0" 

EXISTING 1-STORY 
CONMERCIAL 

------ ------
SNAP SUBAREA 6 

EXISTING 1-STORY 
COMMERCIAL 

EXiSTING 2..SlOR'I' 
COMMERCI.Al. 

SITE PLAN 
1/16' 1'-0' 

LEGEND 
ACCESSIBLE PATH~ TRAva 

FIRST FlOOR BUILDING FOOTPRINT 

LANDSCAPING 

OJTUrE OF ADJACENT STRUCTURES 

18250lYMPICBDUUYARD 
SANTAMONJCA.CA904ll.t 
310.399.1975 
IIFAUISANGELES.COM 

AIQl MULn.HOtJSIHG IHC 
30141 AGOURA RD., SUITE 100 
AGOURA HILLS, CA 91303 

SITE PLAN 

= AOOO 
~-



\._!DL UP 

I 
I 
I 
I '\:.{OC] ______ , 

CD-- -

I 
I 

@ 

SHEET NOTES 

A MINIMUM CLEAR HEIGHT TO THE BOTTOM OF PLUMBING, 
ELECTRICAL, MECI-\ANICAL PROJECTIOOS AND BOTTOM OF 
STRUCTURAL ELEMENTS SHALL NOT BE LESS THAN 9' -8" CLEAR AT 
ACCESSIBLE VAN DRIVE AISLES AND PARKING STALLS AND NOT 
LESS THAN 9'- 6' AT ACCESSIBLE DRIVE AISLES AND PARKING AND 
NOT LESS THAN r .o" AT ALL OTHER LOCA liONS. 

B. PARKING SPACES SHALl NOT OBSTRUCT REQUIRED EXITS. 

C. PROVIDE PIPE~CT GUARDS AT All EXPOSED PIPES /ll>ID 
CONDUIT, SEE ~ 

D. SEEDETAILSON ~ AND 
SHORING DRAWINGS. 

E. FIRE SYSTEM REQUIRED. SUBMIT PLANS TO FIRE DEPARTMENT 
FOR APPROVAL PRIOR TO INSTALLATION, SEPARATE PERMITS. 

F. CONTRACTOR TO CONFIRM ALL DOOR SIZES, OPENINGS, AND 
LOCATIONS WI SUBCONTRACTORS PRIOR TO SETTING CONCRETE 
BLOCK 

G. SEE SHEETS A920 FOR WATERPROOFING AND DRAINAGE DETAILS. 

METHANE 
CONTROL 

ROOM 

-~s 

~-, : 
I 

I I 
I I 

~--------~'~---- -- J 

~<.> r ----- - , 

~--------~;- [ i 

4 

RES s 

c 
RES 

"!f-- --"r 
I I 
I I 
I I 
I I 

~------ J 

I I 
I I 

L : 
~ - - - - -~s 

RES s 

s 
RES 

rw~ --~ 
I I 
I I 
I I 
I I 

L ______ J 

.- ------, 
I I 
I I 
I I 
I I 
I I 

Js-- .f.s 

RES 
s 

s 
RES 

iif" --~s 
I I 
I I 
I I 
I I 

~- -----J 

I I 
I I 
I I 
I I 
I I 

Js- · ~s 

!£!. s 

s 
RES 

,..------, 
I I I I 
I I I I 

s 
RES 

rw-- --~s 
I I 
I I 
I I 
I I 
I I 

Js--

RES 
s 

s 
RES 

RE(- -
1 

-~s 
I 
I 

j __ _ 

I 

I I 
I I 
I I 
I I 
I I 

Js-- - -~s s 
RES 

- - - --
,.. ---'-,--, 
I I 

i p ':\ 
I I I 

Js-- J \ 
I 

COMMERCIAL LOADING 
SPACE(360SF) 

(OFF-MENU INCENTIVE E4) 

l--r,----1-: --Js--,---l---Js-,---J---J.--1_ -js 

~~~~--_J-----+----, ~--_l~--~--~ ~---+---,~--~11 ~--_L~--~--~~---L,---~--~~---+---,~--~ 
' 

H. SEE SHEETS G040, G041, & G042 FOR TYPICAL ADA DETAILS. 

I. SEE~ FOOPARKINGLETTERSANDARROWS. 

J. SEE~ FOR ACCESSIBLE PARKING STALL REQUIREMENTS. 

K ALL DIMENSICNS ARE TO FOS, FOM OR CENTERUNE OF WALL UNLESS 
NOTED OTHERWISE. 

L ALL DIMENSIONS ME INDICATED AS 'CLR' ARE FROM FINISH TO FINISH. 

NOTES 
01 TRE~H DRAIN 
02 DROP PANEL, SEE STRUCTURAl DRAWINGS 
03 WAll MOUNTED BIKE RACKS 
04 VEHICLE DETECTOR SENSOR, SAW CUT INTO SLAB 
05 PARKING STAll RESERVED FOR LOW EMITTING, 

FUEL EFFIECIENT AND CARPOOLIVAN POOL 
VEHICLES. PROVIDE SIGN TO DESIGNATE PARKING 
SPACE 

00 FLOOR MOUNTED BIKE RACK 

EB· 
~~~~~~~~.r~o!~P~~~N-------------------4~ 

LEGEND 

I AREA TO BE CLEAR OF OBSTRUCTIONS 

D 9'-6' MIN HEAD CLEARANCE FOR DISABLED ACCESS PARKING 
STALLS & VAN LOADING ZONE 

S STANDARD PARKING STALL 
(6'-6' X 18'-0'UNO) 

C COMPACT PARKING STALL 
(r -6' X 15'-0' UNO} 

DAS HANDICAP PARKING STAll 
W-0' X 16'-0') 

GROUNDED AC OUTLET FOR FUTURE ELECTRIC VEHICLE 
CHARGING STATIONS, 20&'240 V 40 ANP, SEE ELECTRICAL 
DRAWINGS 

R RESIDENTIAL BICYCLE STALL 

C; RErAILBJCYCLESTALl 

T825 0LYMPICBOULEVARD 
SANTA MDNICA,CA90404 
310.399.7975 
I!FALOSAttGELES.COM 

V) ...... z: 
L&.l 
::E ...... 
a:: c::c c.. c::c 
z: c::c 
Q 

a:: 
L&.l 
::E 
AMCALMULTI-HOUSINGINC 
30141AGOURARD., SUITEIOD 
AGOURA HIUS,CA91303 

...S"""""NCTW__,_lOi~Hilll 
(:Ojl"!lo>fiiii-OI"OIIIIlt -I«<I''IC!1MGIII'I.., 
u..........:o.....,WITlDIIIIIISSlll 

jjQiJ 
02.09.15 

LEVEL Pl PLAN 

AlOO 



PIJBUCALLEY 
290.38' FS 292.15'FS 293.44'FS ~·· ~ ~S 

(1)--- f_ -~- ----' -;--"---l~~~~~~~~~e:r=========================~o~= ........ ~--r""l':Ti7~tr==~=ii=====m=n:;:;:;;:::;r9----'-:~~;:::;::;::;~M~r- ~~ 
-" I.;IIC~~-T-!'il11f 

Slllillll'l'~~i!!ITI" lillt'fU.IIfr,e I ., ~ 

~ .. ] 
291.86'FS ! 

I 

I 
-· ! 

I 

292.52'FS 

G)-

CD- -
292.02'FS 

SHEET NOTES 
A. SEE A600-A601 FOR ENLARGED UNIT PLANS. 

B. VERIFY THAT CLEARANCES ARE ADEQUATE FOR PRCflER OPEAATION OF 
APPLIANCES AND FIXTURES, AND ROUGH OPENINGS ARE COM'LETELY 
CONCEALED. 

C. All UNITS ARE TO BE SEPARATED WITH A MINIMUM CONSTRUCTION OF 1 
HOURANDAMIN. STC RATING OF 50. 

D. ALL SLEEPING AREAS TO OCCUR ADJACENT TO A WINDOW WHICH 
COMPLIES WITH EMERGENCY EGRESS REQUIREMENTS. 

E. SEE SITE PIJ\N FOR ADDITIONAL INFORtMTlON. 

F. PROVIDE LEAN RAIL ON ONE WALl AT ALL CORRIDORS 

G. SEE PLANTER DETAILS ON A910 FOR ADDITIONAL INFORMA.TION. 

H. PROJECT 0.00'=167.85', SEE CIVIL DRAWINGS. 

SEE A101 FOR LOCAnONS a= SURFACE AND SUBSURFACE AREA DRAINS, 
OVERFLOW DRAINS AND PLANTER DRAINS. 

PROVIDE Rrovl AND UNIT IDENTIFICATION PER ® 

K. PROVIDE MULTI-PURPOSE DRY CHEMICAL TYPE FIRE EXTINGUISHERS 
WITH A MAX RATION Of 2A-108:C. EXTINGUISHERS SHALl BE LOCATED 
ON EVERY FLOOR OR LEVEL MAX TRAVEL DISTANCE FROM NN POINT IN 
SPACE OR BUILDING NOT TO EXCEED 75 FEET. 

L SEEA902 FOR FINISH SCHEDULES. 

M ALl DIMENSIONS ARE TO FOS, FOM OR CENTERUNE Cf WALl UNLESS 
NOTED OTHERWISE. 

N. ALl DIMENSIONS ARE INDICATED />S 'CLR' ARE FROM FINISH TO RNISH. 

NOTES 
01 COUNTER TOP 
02 RECESSED STRUCTURAL SLAB WITH PAVER 

SYSTEM 
03 USPS APROVED FRONT LOADING 

MAILBOXES, (11) 15' W X 19" H X8' OAND (5) 
PARCEL LOCKERS 

04 UNE OF FLOOR ABOVE 
05 BACK FLOW DEVICES 

294.76 

"VOLUMETRIC AVERAGE 
SETBACK OPTIOO TO BE 
IMPLaENTED-
SEE ENTITlEMENT 
REQUESTS 

EBN 
~~~~~!~~~~~R~P~~N~-----------------~ 

LEGEND 

WALL ASSEt.'BL Y • 2 HOUR ASSEMBLY, SEE WALL TYPES 

----, 
! ____ _j FLOW-THRU PlANTER. SEE CIVIL AND LANDSCAPE DRAWINGS 

• RECESSED SLAB 

16250LYMPICBOULEYARD 
SANTAMOHICA,CA9040-4 
310.399.7975 
KFALOSANGELES.COM 

AMCAL MULTI-HOUSING INC 
30141AGOURARO.,SUITE 100 
AGOURAHILLS,CA91303 
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SHEET NOTES 
A. SEE Afro.A601 FOR ENLARGED UNIT PlANS 

B. VERIFY THAT CLEAFW'f:ES ARE ADEQUATE FOR PROPER 
OPERATION OF APPLIANCES AND FIXTURES, AND ROUGH 
OPENINGS AAE. COMPLETELY CONCEALED. 

C. AI..LUNITSAA£.10 BESEPARATEDWITHAMINI'-l.IM 
CONSTRUCTION C:S 1 HOUR AND A MIN. STC RATING OF 50. 

0 All SLEEPING AREAS TO OCCOO ADJACENT TO A WINDOW 
WitCH COMPL£S WITH EME.RGENCV EGRESS 
REOUIREt.ENTS (FLOORS 1-3<H.Y). 

E. PR()VI[E LEAN RAILS ON OOE WALL AT ALL~ 

F. PRQIII[.ERQD.4ANDt.NITDENTlFlCATIONPER~ 

G. PROVIDE MUl Tl-PURPOSE DRY CHEMICAL TYPE ARE 
EXTINGUSHERS WITH A W.X RATION Of '1A-100:C. 
EXTtNGUSHERS SHALL BE LOCATED ON EVERY FLOOR OR 
LEVt:L f.WC TRAVEl DISTANCE FROM Am POINT IN SPACE 
OR BUILDING NOT TO EXCEED 75 FEET. 

H. SEE SHEET A110.1 ANDA120 FOR OIMENIONS NOT SHOWN. 

All DIMENSIONS ARE TO FOS, FOM CR CENTERLINE CJ= WALl 
UNLESS NOTED OTHER'MSE. 

AU. DIMENSIONS ARE INDICATED/IS 'CLR' ARE FROM FINISH 
TO FINISH. 

11111\ 

NOTES 
01 MET.4J.. ROOF, SEE ELEVATI~S 
02 PEOESTRIANTRAFFICC<l'TING 
03 QJARDRAIL 

LEGEND 
WALL· 2 HOUR ASSEt.6L Y 

FLOW-THU RANTeR, SEE CIVIl AND lANDSCAPE DRAWINGS 

112SOLYMPICBOULEV.tRD 
SANTA MONIC A. CA91404 
l10.399.7SJ$ 
UALOS.IJIIilliS.COM 

en ..... 
:z: 
LIJ 
::!E ..... 
a: c:c 
c.. c:c 
:z: c:c -
AMCAI.Mlln.HOUSINGINC 
l0141ACOORARD., SUITI 100 
AGOORA HILLS, CA 91303 

-------·-· - -·.wu __ , ...... 
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SECOND FLOOR 
PLAN 

A120 
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SHEET NOTES 
A. SEEA600-A601 FORENLARGEDUNITPL.ANS. 

a VERIFY THAT CLEARANCES ARE ADEQUATE FOR PRCI'ER 
OPERATION Cf APPUANCES AND FIXTURES, AND ROUGH 
OPENINGS ARE COMPLETELY CONCEALED. 

C. Al.1 UNITS ARE TO BE SEPARATED WITH A MINIMUM 
CONSTRUCTION OF 1 HCXJRANO A MIN. STC RATING OF 50. 

0. AU. SLEEPING AREAS TO OCCUR ADJACENT TO A WINDOW 
'MilCH COMPUES WITH EMERGENCY EGRESS 
REQUIREMENTS (FLOORS 1-3 ONLY). 

E. PROVIDE LEAN RAJLS ON ONE WALL AT ALL CORRIDORS. 

PROVIDE ROOM AND UNIT IDENTIFICATIOO PER~ 

G. PROVIDE MULTI-PURPOSE DRY CHEMICAL TYPE FIRE 
EXTINGUISHERS WITH A MAX RATION OF 2A-108:C. 
EXTINGUISHERS SHALL BE LOCATED ON EVERY FLOOR OR 
lEVEL. MAX TRAVEL DISTANCE FROM /IJjy POINT IN SPACE 
OR BUILDING NOT TO EXCEED 75 FEET. 

H. SEE SHEET A110.1 AND A120 FCR DIM:NIONS NOT SHOWN. 

All DI~NSIONS ARE TO FOS, FOM OR CENTERUNE OF WALL 
UNLESS NOTED OTHERWISE. 

All DIMENSIONS ARE INDICATED AS 'Cl.R" ARE FROM FINISH 
TO FINISH. 

NOTES 
01 FLOW THRU PLANTER, SEE CIVIL AND 

LANDSCAPE DRAWINGS 
02 PEOESTRIANTRAFFIC006.TING 
03 GUARDRAIL 
04 BUILT-UP ROO= 

0 ---------;:==---==----=--~-------fl_ ---cD 

I 

"VOLUMETRIC AVERAGE 
SETBACK CPT ION TO BE 
IMPLEMENTED· 
SEE ENTITLEMENT 
REQUESTS 

EB· 
~~~~R~~R~,.~~?~R~P~~N--------~~ 

LEGEND 
t:KmD WAll- 2 HOUR ASSEMBLY 

1625DLYMPICBIJULEVARD 
SANTAMDNICA,CA904D4 
310.399.7975 
KFALDSANGELES.CDM 

-Q -a:::: 
LL.I 

== 
Ar.I:ALMULTI-HOUSINGINC 
30141AGOURARD.,SUITEIOO 
AGOURAHILLS,CA91303 
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VIEW LOOKING NORTH 

SHEET NOTES 
A PROVIDE GRAFFIT~SISTANT COATING AT All. PI.JNTER .AHD SITE 

WAllS AT EXTERIOR OF El.llDING FACING STREET. 

8. SEE FINISH S01EDULEANOSPECIFICATKJIIS ~BUilDING 
ANISHES. 

C. OJTSIOE AIR WALilaNER TO BE 1f1-tr AWAY FRCNAU. 
EXHAUSTS. 

0. EXHAUST LCUVERTOBE 3'Q FROMOOTS!OEAIR JM..ET. 

NOTES 
01 VERTICAL SUNSCREEN • MP1 
02 STNONG SEAM J.ETAL. CN¥:FV. 1'YP 
03 42"Gt.lJRDRAil. TYP 
04 FOLDING PERfClRATED METAL PANEL CFFSET FROM EXTERIOR PlASTER WAll 

(E) GARAGE B\JIWINGS ACROSS 
THE AllEY IN IN SNAP SUBAREA A 
(NOT A PART a' TliiS PROJECT) - -

AXONOMETRIC- REAR VIEW 

---- VOLUMETRIC TREATMENT CF FRONT CF 
BUILDING@ VEFNJNT AVE 

can 
TVP 

VIEW LOOKING SOUTH 

OVERAU.BUILDNG 
-- _ -- ___ .. __ HflGHT 

- · 9:W 

SNAP DESIGN GUIDELINES - EAST ELEVATION 
111' •1'~ 

LEGEND 

® EXTERIORcaENT R.ASTER,INTREGAL OO.OR 1 

® EXTERIOR CEMENT Pl.ASTER, INTREGAL C<l..OR 2 

@) EXTERIOR CBvENT FUSTER, PAINTED COLOR 1 

@) CERAMtCTILE 

® JET AL PANEL PERFORATED 1 

® METAL PANEL PERFORATED 2 

@) FecR Ce.ENT SIDING. PAINTED COLOR 1 

@) ABER CEMENT SIDING. PAINTED COLOR 2 

@) FIBER CEMENT SIDING, PAJNTEDCOLOR3 

@j) CMJ 

0 

11250LYMPICBDUUVARD 
SoUITAMDNICA,CAIMM 
311.31!.1175 
ai'AlDW,ELES.CDM 

V) 
1-
z:: ...... 
:E 
1-
a::: c:c 
c.. c:c 
z:: c:c 
Q -c::: ...... 
:E 
AMCAl MULT1-HDUSING IHC 
30141AGOURARD.,SUrTElGO 
AGOIJRAHILLS, CA9I303 

... --.. -·-·· .. ·· _ .. ,_"'"" ... ,__., __ _ __ .,_,_,._ 
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-AV!-

A PROVIDE GRAFFITI-RESISTANT CQo\TING AT AU. PLANTER AND SITE 
WALLS AT EXTERIOR~ BUilDING FACING STREET. 

B. SEE FINISH SCt£0ll.E AND SPECFICA~ FOR BUIUXNG 
F1tiSHES. 

C. OUTSIDE AIR WALL LOUVER TO BE 10'..(1 AWAY FROM ALL 
EXHAUSTS. 

D. EXHAUST LOOVER TO BE 3'.{1' FROM OUTSIDE AIR INLET. 

01 PARKING ENTRANCE 
02 4FT HIGH METAL FENCE CYS.EVATEDPOOIUMWAU. 

7 -~ N'£M_ AllEY LEVEl 
03 GUTTER 
03 GUTTER 
05 PUBLIC W/lil<!HAYAT NORTH PROPERTY UNE 

TOJ'A!Wlil. 
+340'-3318" .. 

r9T~$ 

+294-~r; $ 
~§.TGBI!!E 

+290'·9318' 

® 
® 
@) 
@) 
® 
® 
@) 
@ 
@ 
@) 

:· ~~---.­
~9T~ 

TO PARAPET 
+34D-33/8' 

.W.ari:--$-

·29f~; $ 
_J&_WESJ GRADE 

+290'· 9 

EXTERIOR CEMENT PLASTER, INTREGAL CO..OR 1 

EXTERIOR Ca.EHT PI..ASTER.INTREGAL CCX. OR 2 

~ Ce.EHT PlASTER. PAINTED CQOR 1 

CERM41CTn..E 

METAl PANa PERFORATED 1 

M:!Al PAHB. PERFORATED 2 

ABER CEMENT SIDNG, PAINTED CQ.OR 1 

FIBER CEMENT SIDING, P"'NTED CQ.OR 2 

FIBER CEMENT SIDING, PAINTED CQ.OR 3 

CMJ 

11250LYJIPICBOUL£VARD 
SANTAMONJCA.CAIG464 
311.111.1175 
IFAlOSAJtmlS.CON 

en ..... 
z: 
LIJ 
::E ..... 
0:: c:c c.. 
c:z: 
z: 
c:z: 

AM CAL MULlJ.HOUSING INC 
30141 AGOURA RD., SUITE 100 
AGOURAH1ll.S.CA91303 
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REQUIRED VOLUME PROPOSED VOLUME 

MINIMUM REQUIRED 
SETBACK VOLUME= 72,092 CF 

'SNAP' 0' SETBACK AT GROUND LEVEL 

'SNAP 10'$ET8ACKAT3RDFL~ 
(PER DENSITY BONUS MENU INCENTIVE FOR HEIGHT I FLOCRS) 

"SNAP' tS' SET8ACK I«NE 4 f tEOIT 
(30 + 11' PER DENSITY BONUS MENU lt-.CENTIVE FOR HEIGHT / FLOORS) 

NOTE. DIAGRAMS ME. ORA~ TO SCALE. Ali PROPORTIONS AND RELATIONSHIPS ARE ACCURATE. 

"SWJ" 0' SETBACK AT GROUND LEVEL 

PROPOSED SETBACK 
VOLUME= 122,919 CF 

NOTE: DIAGRAMS ARE DRAWN TO SCALE. All PROPORTIONS AAO RELAllONSHPS ARE ACCURATE. 

SETBACK VOLUME -INCLUDED IN VOI.UI.£TRIC CALCULATlONJ 

INCLUDED IN VOLLHTRIC CAL.CUlATIOOS 

8UILDING VOLUt.£ · INCLUOEO IN ~UMETRICCAl.Cl.lATlatS 

: VOlUME· NOT INCLUDED IN VOLUMETRIC C&CULATIONS 

__,V.,OL"'UM=ET:.:.R:::.IC::..;S:.:.T_,UD"'IE::.S'-'AT'--'V""'ER"'M"'ONT"'""Ac:..:VE"'NU==E,__ __ CD 

IllS OLYMPIC &OUIDAJIO 
SAMTAIIIONICA,CA!IJ.W.t 
310.399.7m 
KflLOSANGHES.COM 

.W::AL MULTI-HOUSH:; IHC. 
3<1141 AGOURA RD .• SUITE 100 
AGOURAHIU.S.CA9130l 

..,_ .... ._,.,..,.,,__ . .,_ -·-.. ........ ,__,.., ... , .. ·-----lUll-=-
ENTITLEMENT PACKAGE 

13017 

i l/03/14 

PLANNING 
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1ST~WAU.ARfA. 16JJSCfl 
WINOON & IXlOR CPENING: 160 SCfT 

TRANSPARENCY RATIO: 

• 9.8% TIWG'ARENCY IN LEU CE 50% TRANSPARENCY 
(PROJECT PmMT .IDJUSTMENTS ITEJ.I F2) 

...;~;;;~,;;:N_::e;src;._~,~E:::N:::.CY:..:STU=Dc;.Y_-::::SO,UTHc.:.:.:E::LEV=~Tc:.:IO::.:N ___ 0 

ISTA...()(:RWAUAREA: 1111 saT 
WI~&DOORCPENNG: 110SCFT 

TRANSPARENCY RATIO ,. ft0/1111= 9.9%" 

1$TR.OORWAI.lNEA. 3386UT 
WINOOW&[)OC)R<FENJNG: 1200sa=T 

TRANSPARfNCY RATIO: 1260/3386 a37.2%" 

1ST R.cx::fi WAll AA£A:. 1366 SCFT 
WINDON & DOOR CPENINIG: 250 sa:T 

TRANSPARENCY RATIO: 

• 9."' TRNiSPARENCYIH liEUfSM TRAHSPARa«.'Y 
(PROJECT PERioiT ADJUSTN<NTS ITEM F2) 

250/1365 • 18.3%" 

• 37.2'4 T~lf.SPARENCY IN UBJOF 50% TRNiSPAREHCV 
(PROJECT PERMIT ADJUSTNEHTS ITEM F2) 

" 18.3% l"R.ANSf'AAENCY IN UEU a= 50% TRNG'AAENCY 
(PROJECT PERMT ADJ.JST..:NTS ITEM F2) 

TRANSPARENCY STUDY - WEST ELEVATION (ALLEY) 
3132'= 1 ·0" 

1615 OlYM91C IOIItiYARO 
WITAMOHJCA. CA91414 
liO.Jtt.717S 
IFAI.OSANGEHS.COII 

en ..... 
z:: 
LLI 

== ..... 
a:: c:c 
a.. c:c 
z:: c:c 

AMCAL MULTI-HOUSING INC 
30141 ACOURA RO., SUITE 100 
Niotm llli.S, CA 91303 
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VERMONT AVE 

_.IQP~ $ 

-~~$ 

__Jsr_r;..~ $ 
l.OWEST_~ $ 

____1ST_~·~$ 

LOWEST~S 

~;~!~~~~ - PER SNAP GUIDELINES 

SECTION - PER DENSITY BO 118' =r-o· NUS & 10% ADJUSTMENT 0 

16150LYMPIC BOOU:VARD 
Ulllliii0MICA.CA90404 
310.399.7!J1S 
IU'AlDSNIGEl!S.COM 

Q -et:: ..... 
:E 
AMCALMULn·HOUSIHGINC 
30141 AGOURA AD., SUITE 100 
AGOURA HRJ.S. CA 91303 

ENTITLEMENT PACKAGE 
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OLEA EUROPEAE 'SWAN Hill' - FRUITLESS OLIVE 
(TYPICAL2 PLCS.) 

BAMBUSA OLDHAMII -TIMBER BAMBOO 

6' HIGH W.l. ---ktffi='=~t-------1~ 
FENCE AND GATE 

FLOW-THRU PLANTER (TYPICAL) +--+---*!111!11 
PHILODENDRON XANADU -
DWARF PHILODENDRON 

EXISTING 2-STORY 
COMMERICAL 

2' HIGHWAY 
DEDICATION 

• QUERCUS SUBER - CORK OAK BENCH ----' 

EXISTING STREET TREE - - ------' NEW STREET TREE 
• QUERCUS SUBER - CORK OAK • QUERCUS SUBER - CORK OAK 

EXISTING STREET TREE 
• QUERCUS SUBER · CORK OAK 

ENTERTAINMENT TERRACE 
BARBEQUE COUNTER 
OVERHEAD SHADE TRElliS 
COMMUNAL TABLE 

COMMUNITY TERRACE 

VERMONT AV E 

BIKE RACK 

MAGNOLIA 'liTTlE GEM' -
SOUTHERN MAGNOLIA 'LITTLE GEM' 

EXISTING STREET TREE -----' 
• QUERCUS SUBER - CORK OAK 

TOT LOT PIA Y AREA with SYNTHETIC 
TURF PlAY SURFACING 
LOUNGE SEATING 

6' HIGH W.l. FENCE 
SEE DETAIL 'A' 

ARBUTUS MARINA -
HYBRID STRAWBERRY TREE 

TRISTANIA CONFERTA ­
BRISBANE BOX 

DRACEANA DRACO -
DRAGON TREE 

DINING TERRACE 
BARBEQUE COUNTER 
OVERHEAD SHADE TRELLIS 
DINING TABLES 

PARKINSON lAX 'DESERT MUSEUM' - HYBRID PALO VERDE 

GATE FOR EMERGENCY ACCESS 

BAMBUSA OLDHAMII -TIMBER BAMBOO 

COMMUNITY TERRACE 
SYNTHETIC TURF AREA 
LOUNGE SEATING 
DINING TABLES 

FLOW THRU PARTIAL SHADE PLANTING (TYPICAL) 
PHILODENDRON XANADU 
CAREX SPECIES 
CAPE RUSH 

1rr=rr""'""l~RF~1~l;s~30£i~ BICYCLE STORAGE I 

COMMUNITY 
ROOM 

NEW STREET TREE 
• QUERCUS SUBER - CORK OAK 

L__-- BENCH 

ARBUTUS MARINA -
HYBRID STRAWBERRY TREE 

REPAIR and 8 SHORT 
TERM STALLS 

6' HIGHW.I. 
FENCE AND GATE 
SEE DETAIL 'C' 

I·IIFT-+- FLOW-THRU PLANTER (TYPICAL) 
PHILODENDRON XANADU -
DWARF PHILODENDRON 

i EXISTING I-STORY~ 
I COMMERICAL !_ __ ______ _ _ 

6' HIGHW. I. 
FENCE AND GATE 
SEE DETAIL 'B' 

BIKE RACK BIKE RACK FLOW THRU SHADE PLANTING (TYPICAL) 
PHILODENDRON XANADU 

LANDSCAPE PLAN COMPLIANT 
WITH THE VERMONT I WESTERN 
TRANSIT ORIENTATED DISTRICT 
SPECIFIC PLAN. EXISTING STREET TREE_j STREET LIGHT 

• QUERCUS SUBER- CORK OAK CAREX SPECIES 

SCALE: 1"=10' 

r1,f',- - -

bQ) 
., 

,.' 

I ~----[
> -~ 

1-~ 

·-Cannery Lofts 
507301h Street 
Newport Beac:h, CA 92663 
(949) 675-9964 

-c:::a -a::: 
LL.I 
:liE 

AMCAL MULTI-HOOSlrtG INC 
3014JAGOURA RD.,SUHE 100 
AGOURAHilLS,CA91303 

100% Schematic 

i30'i7 
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LANDSCAPE OPEN SPACE REQ. 
PER LA CITY ZONING CODE, SECTION 12.21G 

REQUIRED OPEN SPACE; 
STUDIOS /1 BEDROOM 
2BEOROOM 
3BEOROOM 

PROVIDED OPEN SPACE: 
GROUND LEVEL INTERIOR AMENITY ROOM 
PRIVATE DECKS 
PODIUM LEVEL COURTYARDS COMMON OPEN SPACE 

.!.!!!lil! 
43 x 100 SF 
24x 125SF 
33x175SF 

REQUIRED: 
4,300 S.F. 
3.000 S.F. 
s.nss.F. 

TOTAL: 13,075 S. F. 

PROVIDED: 
• 1,n7S.F. 

2,950S.F. 
• 8,379 S.F. 

TOTAL COMMON OPEN SPACE PROVIDED • 13,106 S.F. 

COMMON LANDSCAPE AREA PROVIDED: 

GROUND LEVEL 
PODIUM LEVEL COURTYARDS 

REQUIRED (15% of 13 106 S.F.): 1 966 S.F. 

=· 2,493 S.F. 
= 3,013 S.F. 

TOTAL COMMON LANDSCAPE PROVIDED = 5,506 S.F. 
3.540S.F. EXCESlO 

TREE QUANTITY REQUIREMENTS- MINIMUM 24 '' BOX 
All TREES I PALMS PLANTED IN MINIMUM 30" SOIL DEPTH 

1 TREE PER 4 UNITS 

TREES PROVIDED~ 24" BOX OR GREATER 
SHEETS QUANTITY 
""iliOuiHfievel ---o--
Podium Level Courtyards 33 

General Planting Notes: 

TOTAL OPEN SPACE REQUIRED = 13,075 S.F. 
TOTAL OPEN SPACE PROVIDED = 13,106 S.F. 

100 UNITS 
~ UNITSJ4 = 

-J1 S.F. EXCESS 

TREES REQUIRED: 

~ 

TOTAL TREES: 

C.1'CJ 

1 MAINTAIN SHRUBS AT 24" HIGH INSIDE OF STREET AND DRIVEWAY LINE OF SIGHT. 

2. SECURITY PLANTING MATERIALS WILL BE UTILIZED ALONG WALL AND PROPERTY LINES AND UNDER 
VULNERABLE WINDOWS AND BALCONIES. 

3. ROOT BARRIERS ARE REQUIRED FOR All TREES WITHIN 5' OF ANY HAROSCAPE SURFACE. 

Irrigation Concept Note: 
THE FOLLOWING ISA SUMMARY OF THE PROPOSED IRRIGATION CONCEPT FOR THE LANDSCAPED AREAS: 

PURPOSE: TO PROVIDE THE LANDSCAPE MAINTENANCE COMPANY A MECHANICAL DEVICE TO 
DISTRIBUTE WATER AND ENSURE PLANT SURVIVAL IN THE MOST EFFICIENT MANNER AND W1THIN A TIME 
FRAME THAT LEAST INTERFERES WITH THE ACTIVITIES OF THE RESIDENTS. 

CONCEPT: THE SYSTEM WILL DERIVE ITS WATER FROM THE CITY OF LOS ANGELES DEPARMENT or WATER 
AND POWER. ALL POINTS OF CONNECTIONS WILL BE PROTECTED BY A BACKFLOW PREVENTION UNIT IN 
ACCORDANCE WITH CITY OF LOS ANGELES DEPARMENT or WATER AND POWER STANDARDS. THE 
SYSTEM WILL UTIUZE VARIOUS TYPES OF IRRIGATION HEADS COMPATIBLE WITH THE AA£A BEING 
WATERED AND INFILTRATION RATES Of THE SOIL WITH MATCHED PRECIPITATION RATES. THE SYSTEM 
WILL BE CONTROLLED BY A "SMART CONTROLLER" AND MOISTURE SENSING EQUIPMENT. VALVES 
PROGRAMMED FROM AUTOMATIC CONTROLLERS WILL MAXIMIZE EFFICIENT WATER APPLICATION. 

TO AVOID WASTED WATER. THE CONTROLS WILL BE OVERSEEN BY A FLOW MONITOR THAT WILL DETECT 
ANY BROKEN SPRINKlER HEADS TO STOP THAT STATION'S OPERATION, ADVANCING TO THE NEXT 
WORKABLE STATION. IN THE EVENT OF PRESSURE SUPPLY LINE BREAKAGE. IT WILL COMPLETELY STOP 
THE OPERATION OF THE SYSTEM. ALL MATERIAL WIU BE NONFERROUS, WITH THE EXCEPTION OF THE 
BRASS PIPING INTO AND OUT OF THE BACKFLOW UNITS. ALL WORK WILL BE IN THE BEST ACCEPTABLE 
MANNER IN ACCORDANCE WITH APPLICABLE CODES AND STANDARDS PREVAILING IN THE INDUSTRY. 
WATERING WILL COMFORM WITH CITY OF LOS ANGELES WATER CONSERVATION REQUIREMENTS. 

I 

Preliminary Plant Palette 
215 * 235 N. VERMONT AVENUE · CITY OF LOS ANGE.LES 

The objective of the overall landscaping concept 1s to provide a distinct visual impression a~d community ident~ty. soften the urban expenence implementing the Vennont!Westem TOO Specific 
Plan, provide the highest level of aesthetic standards complimented by the quality of the build1ng materials that w1ll assure an attractive environment enhancing the quality of life among its residents 
and visitors. 

Successful streets~pes are a partnership between the building design and the landscaped edge of the street distinguishing each type of street through distinctive landscaping, lighlmg and street 
furnishings as depleted in the Vermont and Western Neighborhood Area Plan. 

The landscape irrigation concept for the site will be designed to provide the most efficient and conserving means to distribute irrigation water and provide the Property Manager with the latest 
technology for water conservation. 

The following plant material as selected is compliant with City of Los Angeles Green Initiatives or Cal Green equivalent including consideration for water conservation and non-invasive species 

TREES: 

Botanical Nama Common Nama 

N. Vennont Avenue: 
Exlstlna Street Tree: 
Quercus suber Cork Oak 
Proposed Street Tree: 
Quercus suber Cork Oak 36" box 
New Tree type and locations to be coordinated with City of Los Angeles Street Tree Division 
Trees to be planted in Tree wells. 

Background Trees: 
Bambusa o/dhamif 
Draceana draco 
Prunus caroliniana 'Bright & nght' 
rn·stania conferta 

~~sidential Courtyards 
Aloe barberae 
Arbutus 'Marina' 
Bambusa ofdhamii 
Brahea armata 
Citrus species 
Draceana draco 
Magnolia 'Little Gem' 
Olea europeae 'Swan Hill' 
Parkinsonia x 'Desert Museum 
Prunus caroliniana 'Bright& Tight' 
Trachycarpus fortunei 

Turf Areas 
Synthetic Turf to be selected 

Timber Bamboo 
Dragon Tree 
Carolina Cherry.Column 
Brisbane Box 

Tree Aloe 
Hybrid Strawberry Tree 
Timber Bamboo 
Mex•can Blue Palm 
Thornless Citrus- in Pots 
Dragon Tree 
Little Gem Southam Magnolia 
Fruitless Olive 
Hybrid Palo Verde 
Compact Carolina Cherry 
Windmill Palm 

24" box 
24" box 
24"box 
24" box 

24" box 
36" box 
24" box 
36" box 

24" box 
36~ box 
48" box 
48" box 
24• box 
4'·8'BTH 

STREET AMENITIES (per Vermont and Western Neighborhood Area Plan): 

STREET FRONTAGE: 285' REQUIRED PROVIDED 

SHADE TREE • (1)36' BOX TREE per 30' of STREET 10 7 
FRONTAGE 
" UNABLE TO MEET SHADE TREE REQUIREMENTS DUE TO BUREAU 
OF STREET UGHTING and URBAN FORESTRY STANDARDS. 

• 2IT CLEARANCE FROM TREES TO STREET UGHTS. 

TREE WELL COVERS - 4' x 8' CAST IRON, BLACK 0 7 

BIKE RACKS · 1 per 50' of LOT FRONTAGE 6 7 . BIKE iACXS SHALL BE INSTALLfD 3' FROM THE CURB EDGE ar 
PER THE CITY DEPARTMENT of TRANSPORTATION 
REQUIREMENTS 

TRASH RECEPTACLES- 1 per 1 00' of LOT FRONTAGE 3 3 . TO BE MAINTAINED ond EMPTIED BY THE PROJECT OWNER 

PUBLIC BENCH· 1 per 250' of LOT FRONTAGE 2 2 

SHRUBS and GROUNDCOVERS: 

Botanical Nama Common Name 

brae shrubs (minimum 5 gaHon size at 3' o.c.J 
Arbutus unedo Strawberry Tree 
Furcraea 'Mediopicta' Mauritius Hemp 
Phormium Hybrid Hybrid Flax 
Photinia x fraserii Red~tipped Photinia 
Tecoma stans Yellow Bells 
Westringia fruiticosa Coast Rosemary 

Medium Shrubs (minimum 5 gallon size) 
Bougainvillea species 
Caffistemon 'little John' 
Dietes vegeta 
Grevillia species 
Pittosporum species 
Philodendron xanadu 
RaphioJepis indica species 
Strelltzia reginae 
Chondropetalum tectorum 

Bouganivillea 
Dwarf Bottlebrushco 
Fortnight lily 
Grevillia 
Mock Orange 
Dwarl Philodendron 
India Hawthom 
Bird of Paradise 
Cape Rush 

Low Shrubs and Groundc;overs (minimum 1 gallon size) 
Carissa M. 'Horizontalis' Natal Plum 
Carex species Sedge 
Hemerocalfis hybrids Evergreen Daylilies 
Mahonia repens Creeping Mahonia 
Myoporum parvifolium Myoporum 
Rosmarinus o. proslratus Dwart Rosemary 

::~~~~~:~:b~::,;minimum 5 galf,,.on,_,s,..iz~el'-eo-n~iu-m~H.ybrid 
An/gozanthus Hybrids species Kangaroo Paws 
Aloe species Aloe 
Agave species Agave 
Cycas revoluta Sago 
Dasylirion wherlerii Desert Spoon 
Hesperaloe parvifo/a Red Yucca 
Muhlenberg/a species Deer Grass 

Line of Sight Note: 
Maintain shrubs at24~ high inside of Line of Sight at street intersections 
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PROJECT PERMIT COMPLIANCE· SPECIFIC PLAN ~XCEPTION ·ON- MENU DENSITY BONUS 

Service 

14549Archwood Si. Sufte 301 
van Nuys, Calffomia 91405 

Phone (818) 997-7949 - Fax (818) 997-0351 
qmapping@qesqms.com 

DRAWN BY: 

THOMAS BROTHERS 
Page: 594 Grid: A-7 

LEGAL 

"SEE APPLICATIONS" 

CONTACT: QES 

ASSESSOR PARCEL NUMBER: 
5518..033..032 

SITE ADDRESS: 241 N. VERMONT AVE 

CD: 13 

CT: 2112.02 

PA: 106 - WILSHIRE 

USES: FIELD 

CASE NO: 

SCALE: 1"= 100' 

D.M.: 141 B197, 138B197 

PHONE: 818-997-8033 

DATE·~ 
Update: 12·11 - 14 

NET AC: 0.98·· QMS: Iof-145 · ~-


