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for Very Low Income Households and 30 units reserved for Seniors at Market Rate
with the following two Off-Menu Incentives and nine Waivers of Development
Standards:

a.

Reseda Central Business District Community Design Overlay (CDO) (Off-
Menu Incentive) — A deviation from all of the permanent Q Conditions and
Design Standards and Guidelines of the Reseda Central Business District
CDO (Ordinance Nos. 176,557 and 176,558).

Landscaping (Off-Menu Incentive) - A 100% decrease from all landscaping
requirements to provide 0 square feet of landscaping in lieu of the otherwise
required landscaping pursuant to LAMC Sections 12.40 - 12.43 and 12.21
G.

Front Yard Setback (Waiver) - A 100% decrease from the required front yard
setback to provide a 0 foot front yard setback in lieu of the otherwise
required minimum 20 feet pursuant to LAMC Section 12.09 C.1.

North Side Yard Setback (Waiver) - A 36.7% decrease from the required
north side yard setback to provide a 3 foot 10 inch north side yard setback
in lieu of the otherwise required minimum 6 feet pursuant to LAMC Section
12.09 C.2.

South Side Yard Setback (Waiver) - A 36.7% decrease from the required
south side yard setback to provide a 3 foot 10 inch south side yard setback
in lieu of the otherwise required minimum 6 feet pursuant to LAMC Section
12.09 C.2.

Rear Yard Setback (Waiver) - A 100% decrease from the required rear yard
setback to provide a O foot rear yard setback in lieu of the otherwise required
15 feet pursuant to LAMC Section 12.09 C.3. Pursuant to Section 12.22 C,
10 feet (1/2 of the 20 foot alley) counts toward the 15 foot rear yard
calculation.

Useable Open Space (Waiver) - A 100% deviation from the required open
space to provide 0 square feet of open space in lieu of the otherwise
required 3,400 square feet pursuant to LAMC Section 12.21 G.

Long-Term Bicycle Parking (Waiver) - A 100% percent deviation from the
required long-term bicycle parking to provide zero long-term bicycle parking
spaces in lieu of the otherwise required three spaces pursuant to LAMC
Section 12.21 A.16.

Short-Term Bicycle Parking (Waiver) - A 100% percent deviation from the
required short-term bicycle parking to provide zero short-term bicycle
parking spaces in lieu of the otherwise required two spaces pursuant to
LAMC Section 12.21 A.16.

Transitional Height (Waiver) - A 100% deviation from transitional height
requirements pursuant to LAMC Section 12.21.1 A.10.
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k. Tree Planting (Waiver) - A 100% reduction in the number of required trees
to be planted on-site and in the public right-of-way to provide 0 trees in lieu
of the otherwise required 14 trees pursuant to LAMC Sections 12.40-12.43
and 12.21 G.

RECOMMENDED ACTIONS:

1. FIND, based on the independent judgement of the decision-maker, the project is exempt from
CEQA pursuant to CEQA Guidelines Section 15332, Class 32, and there is no substantial
evidence demonstrating that an exception to a categorical exemption pursuant to CEQA
Guidelines, Section 15300.2 applies; and

2. DISMISS, as not necessary, a request for an Off-Menu Incentive to deviate from all of the
permanent Q Conditions and Design Standards and Guidelines of the Reseda Central Business
District CDO (Ordinance Nos. 176,557 and 176,558), because the project meets all applicable
Q Conditions and design standards and guidelines of the Reseda Central Business District CDO.

3. DISMISS, as not necessary, an Off-Menu Incentive to deviate from all landscaping and tree
planting requirements pursuant to LAMC Section 12.21 G, because LAMC Section 12.21 G
regulates landscaping and open space for six or more residential units and does not apply to
Shared Housing Units.

4. DISMISS, as not necessary, a request for a Waiver from transitional height requirements
pursuant to LAMC Section 12.21.1 A.10, because transitional height requirements are not
applicable to projects located in an R2 Zone.

5. DISMISS, as not necessary, a request for a Waiver from useable open space to provide 0 square
feet of open space in lieu of the otherwise required 3,400 square feet pursuant to LAMC Section
12.21 G, because LAMC Section 12.21 G regulates landscaping and open space for six or more
residential units and does not apply to Shared Housing Units.

6. APPROVE, pursuant to California Government Code (CA GC) Section 65915 et seq. and
Chapter 1, Los Angeles Municipal Code Section (LAMC) Section 12.22 A.37 and Chapter 1A,
LAMC Section 13B.2.3, a Shared Housing Building providing 34 rental units as a Residential
Care Facility for the Elderly (RCFE) with four units reserved for Very Low Income Households
and 30 units reserved for Seniors at Market Rate with the following one Off-Menu Incentive and
seven Waivers of Development Standards:

a. Landscaping (Off-Menu Incentive) - A 100% decrease from all landscaping requirements to
provide 0 square feet of landscaping in lieu of the otherwise required landscaping pursuant
to LAMC Sections 12.40 - 12.43.

b. Front Yard Setback (Waiver) - A 100% decrease from the required front yard setback to
provide a 0 foot front yard setback in lieu of the otherwise required minimum 20 feet pursuant
to LAMC Section 12.09 C.1.

¢. North Side Yard Setback (Waiver) - A 36.7% decrease from the required north side yard
setback to provide a 3 foot 10 inch north side yard setback in lieu of the otherwise required
minimum 6 feet pursuant to LAMC Section 12.09 C.2.
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PROJECT ANALYSIS

Project Summary

The applicant is proposing the construction, use, and maintenance of a three-story, 39 foot 6 inch
in height, 34 unit, 13,937 square foot Residential Care Facility for the Elderly (RCFE) on a 7,503.7
square foot lot. The project includes four units reserved for Very Low Income Senior Citizens and
30 units at Market Rate for Seniors. No automobile or bicycle parking is proposed. As proposed,
the applicant will demolish an existing one-story, approximately 1,420 square foot single-family
dwelling and remove two on-site non-protected trees.

To achieve the project, the applicant is requesting approval for a Shared Housing Building
pursuant to California Government Code (CA GC) Section 65915 et seq. and Chapter 1, Los
Angeles Municipal Code Section (LAMC) Section 12.22 A.37 and Chapter 1A, LAMC Section
13B.2.3. The Shared Housing Building will operate as a 34 unit Residential Care Facility for the
Elderly (RCFE) with four units reserved for Very Low Income Households and 30 units reserved
for Seniors at Market Rate. All of the units will be rented. Further, the applicant is requesting the

following two Off-Menu Incentives and nine Waivers of Development Standards:

a.

Reseda Central Business District Community Design Overlay (CDO) (Off-Menu Incentive)
- deviation from all of the permanent Q Conditions and Design Standards and Guidelines
of the Reseda Central Business District CDO (Ordinance Nos. 176,557 and 176,558).

Landscaping (Off-Menu Incentive) - A 100% decrease from all landscaping requirements
to provide 0 square feet of landscaping in lieu of the otherwise required landscaping
pursuant to LAMC Sections 12.40 - 12.43 and 12.21 G.

Front Yard Setback (Waiver) - A 100% decrease from the required front yard setback to
provide a 0 foot front yard setback in lieu of the otherwise required minimum 20 feet
pursuant to LAMC Section 12.09 C.1.

North Side Yard Setback (Waiver) - A 36.7% decrease from the required north side yard
setback to provide a 3 foot 10 inch north side yard setback in lieu of the otherwise required
minimum 6 feet pursuant to LAMC Section 12.09 C.2.

South Side Yard Setback (Waiver) - A 36.7% decrease from the required south side yard
setback to provide a 3 foot 10 inch south side yard setback in lieu of the otherwise required
minimum 6 feet pursuant to LAMC Section 12.09 C.2.

Rear Yard Setback (Waiver) - A 100% decrease from the required rear yard setback to
provide a 0 foot rear yard setback in lieu of the otherwise required 15 feet pursuant to
LAMC Section 12.09 C.3. Pursuant to Section 12.22 C, 10 feet (1/2 of the 20 foot alley)
counts toward the 15 foot rear yard calculation.

Useable Open Space (Waiver) - A 100% deviation from the required open space to provide
0 square feet of open space in lieu of the otherwise required 3,400 square feet pursuant to
LAMC Section 12.21 G.

Long-Term Bicycle Parking (Waiver) - A 100% percent deviation from the required long-
term bicycle parking to provide no long-term bicycle parking spaces in lieu of the otherwise
required three spaces pursuant to LAMC Section 12.21 A.16.
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Short-Term Bicycle Parking (Waiver) - A 100% percent deviation from the required short-
term bicycle parking to provide no short-term bicycle parking spaces in lieu of the otherwise
required two spaces pursuant to LAMC Section 12.21 A.16.

Transitional Height (Waiver) - A 100% deviation from transitional height requirements
pursuant to LAMC Section 12.21.1 A.10.

Tree Planting (Waiver) - A 100% reduction in the number of required trees to be planted
on-site and in the public right-of-way to provide 0 trees in lieu of the otherwise required 14

trees pursuant to LAMC Sections 12.40 - 12.43 and 12.21 G.

Four of the applicant’s incentive/waiver requests can be dismissed, because they are not
necessary as follows:

e The request for an Off-Menu Incentive to deviate from all of the permanent Q Conditions
and Design Standards and Guidelines of the Reseda Central Business District CDO
(Ordinance Nos. 176,557 and 176,558) is not needed. This is because the project meets
all applicable Q Conditions and design standards and guidelines of the Reseda Central
Business District CDO.

e The request for an Off-Menu Incentive to deviate from all landscaping and tree planting
requirements pursuant to LAMC Section 12.21 G is not needed. This is because LAMC
Section 12.21 G regulates landscaping and open space for six or more residential units.
This project is a Shared Housing Building and not a multi-family residential project.

e The request to waive transitional height requirements is not necessary. Pursuant to
LAMC Section 12.21.1 A.10, transitional height requirements apply to projects located in
the C and M Zone. The project herein is located in an R2 Zone, and therefore, transitional
height requirements do not apply.

e The request to Waive useable open space to provide 0 square feet of open space in lieu
of the otherwise required 3,400 square feet pursuant to LAMC Section 12.21 G is not
needed. LAMC Section 12.21 G regulates landscaping and open space for six or more
multi-family residential units. This project is a Shared Housing Building and not a multi-
family residential project.

Background

The subject site is an approximately 7,503.7 square foot (0.17 acres) lot located at 7354 N. Baird
Avenue in the Reseda — West Van Nuys Community Plan area. The lot is located between Valerio
Street to the north and Wyandotte Street to the south. Reseda Boulevard is located to the east,
and Amigo and Capps Avenues are located to the west. The subject site fronts on Baird Avenue
for approximately 50 linear feet and has a lot depth of approximately 150.08 linear feet. A 20 foot
alley abuts the subject site at the rear. The project site is currently improved with one
approximately 1,420 square foot single-family dwelling.

The Reseda — West Van Nuys Community Plan designates the subject site for General
Commercial land use corresponding to the C1.5, C2, CR, C4, RAS3, RAS4, and P Zones (see
Figure 1). The subject site is zoned [Q]R2-2D-CDO, which is more restrictive than the range of
zones associated with the General Commercial land use designation (Figure 2). Therefore, the
R2 Zone is consistent with the land use designation. Community Plan Map Footnote No. 7 limits
project height at the subject height to three stories, which is consistent with the project proposed
herein.
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The R2 Zone, as codified in LAMC Section 12.09, is a “Two-Family” zone that permits single-
family and two-family dwellings; apartment, boarding or rooming houses or multiple-dwellings on
lots having a side lot line adjoining a lot in a commercial or industrial zone if specific distance
requirements are met; accessory buildings; and accessory uses and home occupations subject
to specific conditions; government owned parks, playgrounds, or community centers; and animal
keeping for person use. A Residential Care Facility for the Elderly (RCFE) is a permitted use
under the range of zones corresponding to the General Commercial land use designation.

The permanent [Q] Condition associated with the zone discloses that the site falls within the
geographic boundary of the Reseda Central Business District Community Design Overlay (CDO).
The Reseda Central Business District CDO became effective under Ordinance Nos. 176,557 and
176,558 on May 2, 2005 (Z1-2339) to establish the Boundary Ordinance (Ordinance No. 176,557),
permanent “Q” Conditions (Ordinance No. 176,558), and Design Guidelines and Standards. The
purpose of the Reseda Central Business District CDO is to promote the economic viability and
small scale commercial retail character, improve the physical appearance of the area, and
establish guidelines to encourage orderly development and revitalization. The CDO boundaries
generally encompass Sherman Way just west of Wilbur Avenue and just east of Lindley Avenue
and Reseda Boulevard between Kittridge Street to the south and Saticoy Street to the north. At
the subject site, Reseda Central Business District CDO permanent [Q] Condition No. 2.B.1 limits
the height of structures on lots zoned R2 to 45 feet. The 2D associated with the [Q]R2-2D-CDO
Zone limits height at the subject site to 10 stories pursuant to Ordinance No. 162,925-SA900
effective December 16, 1987. However, the Community Plan Map Footnote No. 7 which limits
project height to three stories supersedes the 10 foot height limitation established under
Ordinance No. 162,925-SA900.

ZIMAS records show that the subject site is located within an area designated as ZI-2452 Transit
Priority Area in the City of Los Angeles. Residential projects located in a Transit Priority Area are
not subject to review for aesthetic and parking impacts under the California Environmental Quality
Act (CEQA) pursuant to Section 21099 of the California Public Resources Code (SB 743). ZIMAS
records also show that the subject site is located with a Very Low Vehicle Travel area (AB 2334).
Pursuant to CA GC Section 65915(0)(9), 100 percent affordable housing developments located
in an area defined as a “Very Low Vehicle Travel Area” are allowed unlimited density and an
additional three stories in height, as well as up to five incentives or concessions and one waiver.
However, the applicant is not proposing 100 percent affordable housing. As shown on ZIMAS,
the subject site is located within one-half mile of a Major Transit Stop (AB 2097; CA GC 65863.2)
and therefore, no automobile parking is required.

As shown on ZIMAS, the subject site is located within 500 feet of a school zone (Reseda
Elementary School). The site is located in an Urban Agricultural Incentive Zone, but no
agricultural uses are proposed herein. The subject site is also located within an area of Airport
Hazard, where height is limited to 200 feet above Elevation 790.

The proposed project will have no impact on protected species or their habitat. The applicant
provided a signed and notarized Owner’s Declaration of Biological Resources Form No. CP-3612
dated May 18, 2024 disclosing that the project site does not contain water resources (streams,
wetlands, or other water bodies), protected trees and/or shrubs, and/or other sensitive/special
resources requiring additional review. As shown on ZIMAS, the project site is not located in a
Coastal Zone and does not have Coastal Bluff or Canyon Bluff potential. The site is located in an
Urban Agricultural Incentive Zone, but no agricultural uses are proposed herein. The project site
is not located within a Very High Fire Hazard Severity Zone, Flood Zone, Watercourse, Methane
Hazard Site, High Wind Velocity Area, or Special Grading Area. As shown on ZIMAS, the project
site is not located in the Santa Monica Mountains Zone. The site has no potential for Biological
Resources, Mountain Lions, Monarch Butterflies. The site is not located within a 300-foot Habitat
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Buffer, a County-designated Significant Ecological Area (SEA) and/or Coastal Resource Area
(CRA). The project site is not located within a Wildland Urban Interface (WDI) or a Criterion 1
Protected Areas for Wildlife (PAWSs). As shown on ZIMAS, there are no known oil wells on site or
adjacent to the subject site. The project site is approximately 10.1 km from the nearest fault
(Northridge), and is not located within an Alquist-Priolo Fault Zone. The site is not located in an
area of Landslide, Liquefaction, Preliminary Fault Rupture Study, or Tsunami Hazard.

There are no protected trees on the site or street trees in the public right-of-way, as disclosed in
the Tree Disclosure Statement Form No. CP-4067 signed by the applicant on May 26, 2024. Two
on-site trees are proposed to be removed from the subject site. The applicant has requested to
waive all on-site and off-site tree planting requirements. LAMC Section 12.21 G.3 requires at
least one 24-inch box tree for every four dwelling units and may include street trees in the
parkway. However, LAMC Section 12.21 G.3 regulates multi-family residential dwelling units, and
is not applicable to the project. LAMC Section 12.40 - 12.43 regulates landscaping, including but
not limited to tree planting and water management, in compliance with the City’s Landscape
Ordinance No. 170,978 (effective May 12, 1996; operational July 12, 1996; amended through
April 10, 2005). City Planning Commission Guidelines “O” in compliance with LAMC Sections
12.40 — 12.43 implements the Landscape Ordinance with a landscaping point system and
incorporates guidelines for planting trees, plants, and shrubs. However, under Guidelines “O,” a
specific number of trees would not be required for the project herein.

Pursuant to LAMC Section 62.162, the Urban Forestry/Board of Public Works is authorized to
require the planting of street trees. Per email communication with Urban Forestry staff on October
1, 2025, one 24-inch box size tree may be required in the public right-of-way. Prior to any work
on the right-of-way, the applicant will be required to obtain approved plans from the Department
of Public Works. As there currently is no approved right-of-way improvement plan and for
purposes of conservative analysis and the requirements of CEQA, Planning has analyzed the
worst-case potential for removal of any street trees. No street tree or protected tree may be
removed without prior approval of the Board of Public Works/Urban Forestry under LAMC Section
62.161 et seq. At the time of preparation of the CEQA Categorical Exemption (ENV-2024-3382-
CE), no approvals have been given for any tree removals on-site or in the right-of-way by the
Board of Public Works/Urban Forestry.

Surrounding Land Uses

Lots adjacent to the subject site are developed with the urban uses (Figure 3). To the north, the
abutting site on Baird Avenue is zoned [Q]R2-2D-CDO and designated for General Commercial
land use. The site is improved with a single-family dwelling. Further north, sites on Baird Avenue
across Valerio Street are zoned R1-1, designated for Low Medium Il Residential land use, and
improved with single-family dwellings. To the south, sites along the east side of Baird Avenue are
zoned [Q]JR2-2D-CDO, designated for General Commercial land use, and improved with single-
family uses. Further south, at the northeast corner of Baird Avenue and Wyandotte Street, the
site is zoned [Q]R3-2-CDO and designed for General Commercial land use. This site is improved
with a multi-family dwelling. To the south, along the west side of Baird Avenue, sites are zoned
R1-1, designated for Medium Residential use, and are improved with single-family dwellings. To
the east along Reseda Boulevard, south of Valerio Street sites are zoned [Q]C2-2D-CDO, and
sites north of Valerio Street are zoned [Q]C2-1VL-CDO. Along Reseda Boulevard sites north and
south of Valerio Street are designated for General Commercial land use. These sites are
improved with commercial uses (automotive, retail, restaurant), a U.S. Post Office, and a multi-
family residence. As shown on ZIMAS, the subject site is located within 500 feet of a school zone.
Reseda Elementary School is located to the west on a site zoned [Q]PF-1XL and designated for
Public Facilities.
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Sherman Way — Sherman Way is designated a Boulevard Il by the Mobility Plan 2035. Sherman
Way has a designated right-of-way width of 110 feet and a designated roadway width of 80 feet.
Sherman Way is fully improved with a curb, gutter, and sidewalk.

Alley — A 20 foot wide alley borders the rear of the subject site.
Relevant Cases
ON-SITE

Case No. CPC-2019-1741-CPU — The Reseda — West Van Nuys Community Plan Update was
filed on March 22, 2019.

Ordinance Nos. 176,557 and 176,558 — On May 2, 2005, the Reseda Central Business District
Community Design Overlay (CDO) became effective under Ordinance Nos. 176,557 and 176,558.

Ordinance No. 162,925-SA900 — Effective December 16, 1987, the -2D height district on the zone
limited height at the subject site to 10 stories.

Certificate of Occupancy No. VN0642/1949 — On December 8, 1950, LADBS issued a Certificate
of Occupancy for a one-story, one-family residence and attached garage.

OFF-SITE

Case No. EAR-2025-3104-AH-HES-CDO-HCA / VTT-74423-M1 — On December 18, 2025, a
Density Bonus and Affordable Housing Incentive Program Letter of Compliance and Reseda
Central Business District CDO approval was issued for a 100 percent Affordable Housing
Development project, maximum height of six stories, 63 feet 6 inches, totaling 275 multi-family
residential dwelling units, reserving 218 units set aside for Lower Income Household occupancy,
54 units set aside for Moderate Income Household occupancy, and three Manager’s Units at
Market Rate. Associated Case No. VTT-74423-M1 was also approved on December 18, 2025 to
merge five lots into one lot for the purpose of constructing the 275 unit, 100 percent Affordable
Housing project at 6648 — 6670 N. Reseda Boulevard (approximately 1 mile southeast of the
subject site).

Case No. EAR-2025-5079-DB-VHCA — On September 9, 2025, an application was filed for a
Density Bonus compliance review for a six story, 66 foot 9 3/8 inch in height, 34 unit Affordable
Housing Development project at 7112 N. Baird Avenue (approximately 0.3 miles south of the
subject site). No determination has been issued to date.

Case No. ADM-2024-2995-DB-CDO-VHCA-ED1 — On September 4, 2025, a Density Bonus
Letter of Compliance and Reseda Central Business District CDO approval was issued in
compliance with Executive Directive 1 for a 100 percent Affordable Housing Development project,
maximum height of six stories and 65 feet 10 % inches, totaling 190 multi-family residential
dwelling units, reserving two Manager’s Units, one unit set aside for Extremely Low Income
Household occupancy, 149 units set aside for Low Income Household occupancy, and 38 units
set aside for Moderate Income Household occupancy at 7004 — 7018 ‘2 N. Baird Avenue
(approximately 0.5 miles south of the subject site).

Case No. ADM-2024-4609-DB-ED1 — On May 13, 2025, a Density Bonus Letter of Compliance
and Reseda Central Business District CDO approval was issued in compliance with Executive
Directive 1 for a 100 percent Affordable Housing Development project, maximum height five
stories and 50 feet 3 inches, 17,636 square feet, totaling 37 multi-family residential dwelling units,
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reserving one Manager’s Unit, one unit set aside for Very Low Income Household occupancy, 27
units set aside for Low Income Household occupancy, and eight units set aside for Moderate
Income Household occupancy at 6942 - 6944 N. Baird Avenue (approximately 0.5 miles south of
the subject site).

Case No. ADM-2024-956-DB-CDO-VHCA-ED1 — On September 17, 2024, a Density Bonus
Letter of Compliance and Reseda Central Business District CDO approval was issued in
compliance with Executive Directive 1 for a 100 percent Affordable Housing Development project,
maximum height of four stories and 49 feet 4 inches, 42,011 square feet of floor area, totaling 91
multi-family residential dwelling units, reserving one Manager’s Unit, three units set aside for Very
Low Income Household Occupancy, 69 units set aside for Low Income Household occupancy,
and 18 units set aside for Moderate Income Household at 6834 - 6840 N. Baird Avenue
(approximately 0.7 miles south of the subject site).

Case No. DIR-2014-486-DB-CDO — On June 1, 2015, the Director of Planning approved a Density
Bonus and Reseda Central Business District CDO review to construct a four-story, 53 foot in
height, mixed-use building with 40 residential dwelling units including two units set aside for Very
Low Income Household occupancy and 1,670 square feet of retail use at 7343 Reseda Boulevard
(approximately 0.1 mile east of the subject site).

Eligibility for State Density Bonus Program

LAMC Section 12.22 A.37 establishes procedures for the implementation of State Density Bonus
requirements, as set forth in California Government Code (CA GC) Sections 65915 — 65918.
Further, the purpose of these procedures is to increase the production of affordable housing
consistent with City policies.

The project proposed herein is a Residential Care Facility for the Elderly (RCFE). LAMC Section
12.22 A.37(b) includes but is not limited to the following definitions as applicable to Section 12.22
A.37: Senior Citizen and Senior Citizen Housing Development.

Senior Citizens. Individuals who are at least 62 years of age, except for projects of at
least 35 units that are subject to this subdivision, a threshold of 55 years of age may be
used, provided all applicable City, state and federal regulations are met.

Senior Citizen Housing Development. A Housing Development that has at least 35
dwelling units or guest rooms, as defined in California Civil Code Sections 51.3 and 51.12,
or a mobile home park that limits residency based on age requirements for housing for
older persons pursuant to California Civil Code Sections 798.76 or 799.5. It also includes
a residential care facility for the elderly, as defined in California Health and Safety Code
Section 1569.2.

For the purpose of this entitlement, the project cannot be defined as a Senior Citizen Housing
Development, even if residents meet the age criteria for Senior Citizens, because the project is
composed of 34 dwelling units or guest rooms. As defined under LAMC Section 12.22 A.37(b), a
Senior Citizen Housing Development must include at least 35 dwelling units or guest rooms.

LAMC Section 12.22 A.37 also defines Shared Housing Building and Shared Housing Unit as
follows:

Shared Housing Building. A residential or mixed-use structure, with five or more Shared
Housing Units and one or more common kitchens and dining areas designed for
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Floor Area

As shown on the applicant’s plans (see “Exhibit A”), the applicant is proposing a floor area of
13,937 square feet. LAMC Section 12.21.1 allows a base floor area ratio (FAR) of 6:1 at the
[QJR2-2D-CDO zoned site. According to LADBS Plan Check calculations, the applicant is
providing a 2.78:1 FAR, which does not exceed the allowable 6:1 FAR.

Height

As shown on the applicant’s plans (see “Exhibit A”), the proposed project will be constructed to
a height of three stories and 39 feet 6 inches. As previously discussed, the 2D associated with
the [Q]JR2-2D-CDO Zone limits height at the subject site to 10 stories pursuant to Ordinance No.
162,925-SA900 effective December 16, 1987. Community Plan Map Footnote No. 7 further limits
project height at the subject site to three stories. The -2D height district associated with the R2
Zone limits height to 33 feet with no limit on the number of stories. However, the Reseda Central
Business District CDO permanent [Q] Condition No. 2.B.1 allows a maximum height of 45 feet on
R2 zoned lots.

The applicant is requesting a Waiver of Development Standards for a 100 percent deviation from
transitional height requirements pursuant to LAMC Section 12.21.1 A.10. However, transitional
height requirements under LAMC Section 12.21.1 A.10 regulates height for buildings on C or M
zoned lots. The subject site is zoned [Q]JR2-2D-CDO, and transitional height requirements
pursuant to Section 12.21.1 A.10 do not apply to R2 zoned lots.

Setbacks

Pursuant to LAMC Section 12.09 C, which regulates lot area requirements in the R2 Zone, the
following requirements apply to the project: 20 foot front yard (20 percent of 150 foot lot depth
with 20 feet maximum); 6 foot north and south side yards; and a 15 foot rear yard. Pursuant to
LAMC Section 12.22 C.10, one-half of the abutting alley to rear may be used to compute a portion
of the required rear yard in zones other than the RS, R1, RU, RZ, RMP, and R2 Zones. Since the
subject site is zoned R2, the project may not utilize one-half of the alley to compute a portion of
the required rear yard.

The applicant is requesting a Waiver of Development Standard to provide a 0 foot front yard
setback in lieu of the required 20 feet, which is a 100 percent decrease. The applicant is
requesting two Waivers of Development Standards for a reduced north and side yard setback to
provide 3 foot 10 inch north and south side yards, which is a 36.7 percent decrease. The applicant
is also requesting a Waiver of Development Standard to provide a 0 foot side yard setback in lieu
of the required 15 feet, which is a 100 percent decrease.

Parking and Access

Automobile Parking. As disclosed on ZIMAS, the subject site is located within one-half mile of a
Major Transit Stop (AB 2097; CA GC 65863.2) and therefore, pursuant to State law, no automobile
parking is required. As shown on “Exhibit A,” no automobile parking is provided. The project
location qualifies as a Major Transit Stop due to its proximity to the Metro Bus Line 240 and Metro
Bus Line 162, both of which stop at Reseda Boulevard and Sherman Way.

Bicycle Parking. LAMC Section 12.21 A.16 requires three long-term bicycle parking spaces and
two short-term bicycle parking spaces for the project. The applicant is requesting a Waiver of
Development Standards for long-term bicycle parking to provide no long-term bicycle parking
spaces in lieu of the otherwise required three spaces. The applicant is also requesting a Waiver
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of Development Standards for short-term bicycle parking to provide no short-term bicycle parking
spaces in lieu of the otherwise required two spaces.

The applicant’s plans (“Exhibit A,” Sheet A102) shows a 19 foot driveway access along the
southeastern portion of the site.

Open Space

LAMC Section 12.21 G requires the provision of open space for six or more residential units. The
applicant is requesting a 100 percent deviation from the required open space to provide 0 square
feet of open space in lieu of the otherwise required 3,400 square feet pursuant to LAMC Section
12.21 G. However, the proposed project is providing shared housing units or guest rooms. For
the purpose of requiring open space under LAMC Section 12.21 G, shared housing units or guest
rooms are not the same as residential units. Therefore, no open space is required.

Trees and Landscaping

According to the Tree Disclosure Statement Form No. CP-4067 submitted by the applicant, the
property does not contain any protected trees or shrubs, and there are no street trees in the public
right-of-way. Further, the applicant discloses that no trees or shrubs have been removed in the
last 2 years. According to information provided by the applicant, two existing non-protected trees
located on site will need to be removed to construct the proposed project.

The Municipal Code regulates landscaping in LAMC Sections 12.40 — 12.43 and 12.21 G. As
previously stated, LAMC Section 12.21 G is not applicable to a shared housing unit project.
Pursuant to LAMC Section 12.40 E and F, Planning shall not approve proposed landscape for any
project unless the landscape satisfies the requirements of the landscape point system, as
established by the City Planning Commission, including City Planning Commission Guidelines.
The Guidelines include but are not limited to tree planting and water management, and the
landscape point system is referenced under Guidelines O. Under the point system, points are
awarded for features and techniques such as tree planting, use of 100 percent California native
plants, and planting on walls and fences.

LAMC Section 62.162 gives the Urban Forestry Division/Board of Public Works the power to plant,
maintain, and issue tree permits. Under this authority, Urban Forestry Division/Board of Public
Works requires street trees in the public right-of-way. The Urban Forestry Division/Board of Public
Works reviews projects during Plan Check. The Department of City Planning does not have
authority under LAMC Section 62.162.

The applicant has requested herein a Waiver of Development Standards for a 100 percent
reduction in the required number of trees to be planted on site and the public right-of-way. No
landscaping, including planting of California native plants, is shown on the applicant’s plans.

Design

The applicant’s plans, as shown in “Exhibit A,” disclose a three-story Residential Care Facility
for the Elderly (RCFE) fronting on Baird Avenue. The rear elevation abutting the alley shows an
unenclosed space on the first floor which is covered by the second and third floors. The first floor
includes an office and eight shared housing units with an attached bath. The second floor includes
14 shared housing units; 13 units have an attached bath, and one unit has a bath adjacent to but
outside of the unit. The project is designed with a dining room and living room on the second floor.
The third floor plan shows 12 units with an attached bath, kitchen, dining room, living room, and
laundry. The roof plan shows rooftop open space and solar panels.
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The project was reviewed by the Los Angeles City Planning Urban Design Studio on October 22,
2025 and the Professional Volunteer Program (PVP) on November 4, 2025. The following design
comments were offered to the applicant regarding pedestrian first orientation, 360 degree design,
and climate adapted design. These comments are shown together with the applicant’s responses
in Table 1. The applicant did not provide an explanation to all questions asked by the PVP beyond
noting that State licensing and monitoring regulations, as overseen by the California Department
of Social Services (CDSS), will be met.

TABLE 1. URBAN DESIGN STUDIO/PROFESSIONAL VOLUNTEER PROGRAM
COMMENTS WITH APPLICANT RESPONSES

Urban Design Studio/Professional Applicant Responses

Volunteer Program Comments
Pedestrian First Orientation:

e Has the applicant incorporated any State No formal engagement with CDSS has been

access requirements for RCFEs into the conducted yet. However, the building

project design? satisfies all known RCFE regulations to me. |
am a Licensed RCFE administrator.

o For example, is a lobby required? Reception area will be satisfactory.

o Is there sufficient emergency access, | Yes
including emergency access for non-
ambulatory patients?

o How will non-ambulatory patients be | Dining Area is provided on the 2nd and 3rd
moved during meals? floors. For the residents unable to go to the
dining room, such as bedridden residents, the

food will be served in the bedroom.

o lIs there control of access for dementia | This will be arranged if and when the facility

patients who might wander? applies to allow dementia patients.

¢ The winding stairs, with differential tread We will redesign the stairs if the ADA
widths, would seem problematic for any department has any concerns with this
users including RCFE users. design.

¢ Please clarify the planned activity for the There is no planned activity at this point of
covered open area at the rear of the application,
building.

e Potentially, there is an issue with the We are already in consultation with LAFD.

egress from the rear stairway, because the | There is no concern.
exit is discharged under a building;
Planning recommends the applicant
consult with the Los Angeles Fire
Department (LAFD) and Los Angeles
Department of Building and Safety
(LADBS).

¢ Please consult with LADBS regarding Not at this point of time in application.
seismic safety, particularly regarding the
unenclosed area at the rear of the
structure

e Please consult with LADBS regarding Not at this point of time in application.
Building Code requirements for openings
per story; it is possible that the project
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Urban Design Studio/Professional Applicant Responses
Volunteer Program Comments

does not meet these requirements due to
proposed 3 foot 10 inch side yards

¢ Re: unit 183 on the 2nd floor — why isn’t It is not necessary to provide bathroom to
the restroom attached? Will the occupant every bedroom.
have to go into the hallway to use the
restroom?

360 Degree Design:

e This plan creates what will be a warehouse | The design will exceed all requirements by
for seniors, because there is little provision | CDSS.
for socializing beyond meals. For example,
there are no amenities except the living
room. There is no outdoor open space,
landscaping, or opportunities to exercise.

e Why are dining and living rooms duplicated | So that residents can access these rooms on
on the 2" and 3 floors? the same floor and that these rooms do not

become too crowded.

¢ What is the purpose of the driveway access | Access by emergency vehicles.
shown on the 1st floor plan?

Climate-Adapted Design:

e The building will add to the urban heat | According to a recent report after the
island effect and stormwater runoff due to: | historical Los Angeles fire, tree clearance
(1) lack of trees / tree canopy; (2) lack of | around houses are very important to reduce
landscaping; (3) the entire area will be | the fire exposure.
impervious.

Housing Crisis Act Vesting Preliminary Application

The project received a Housing Crisis Act Vesting Preliminary Application on May 16, 2024
(payment date and submittal completion date) signed by Planning staff on May 17, 2024 under
PAR-2024-3058-VHCA. Vesting status allows the project to vest City ordinances, policies, and
standards adopted and in effect at that time. To maintain vesting status, a project application
must be filed within 180 days of the preliminary application deemed complete. Additionally, to
maintain vesting status, any change in the unit count must be less than 20 percent of the total
proposed on the preliminary application. The project application was filed on May 28, 2024, which
met the 180 day deadline. Under the vesting application, the project proposed a three-story, 45
foot in height structure comprised of 30 residential dwelling units with four units restricted to Very
Low Income Households for disabled veterans. The current project proposes 34 units, which is
a 13.3 percent change. As such, the project herein maintained vesting rights.

Housing Replacement

Pursuant to California Government Code Section 66300 et seq. (Housing Crisis Act of 2019
(HCA), as amended by Senate Bill 8 and Assembly Bill 1218), any proposed development project
that requires the demolition of existing residential dwelling units or occupied or vacant Protected
Units, or is located on a site where Protected Units were demolished in the previous 5 years, is
subject to replacement. The Replacement Unit Determination (RUD) issued by the Los Angeles
Housing Department (LAHD) on September 23, 2024 based their determination on the owner’s
plan to construct a new 30 unit residential building on the Property using Density Bonus. LAHD
determined the property has been owner occupied since September 2023 and the proposed
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housing development does not require the demolition of any prohibited types of housing, and no
SB 8 replacement affordable units are required. However, if the project changes, a new RUD is
required.

On September 23, 2024, when LAHD issued the RUD determination, the applicant’s density
bonus application was subject to processing under LAMC Section 12.22 A.25. Prior to February
11, 2025, all State Density Bonus provisions were codified under LAMC Section 12.22 A.25.
Following the adoption of Ordinance 188,477 under the Citywide Housing Incentive Program
(CHIP Ordinance), effective on February 11, 2025, the City complies with State Density Bonus
Law through the filing, processing, and effectuation procedures codified under LAMC Sections
12.22 A.37 through 12.22 A.39. On August 26, 2025, the applicant submitted revised Department
of City Planning Application Form No. CP13-7771.1 and chose to opt into a new entitlement path,
which is the City’s State Density Bonus Program as codified in LAMC Section 12.22 A.37. As
such, the project is subject to the Resident Protections Ordinance (RPQ) also approved in
February 2025.

Environmental

The project was analyzed under ENV-2024-3382-CE as the construction, use and maintenance
of a three-story, 39 foot 6 inch in height, 34 unit, 13,937 square foot Residential Care Facility for
the Elderly on a 7,503.7 square foot lot including four units reserved for Very Low Income Senior
Citizens and 30 units at Market Rate for Seniors. No automobile parking or bicycle parking is
proposed. To achieve the proposed project, the applicant will demolish an existing one-story,
approximately 1,420 square foot single-family dwelling and remove two on-site non-protected
trees.

The project qualifies for an Exemption under CEQA pursuant to CEQA Guidelines Section 15332,
Class 32. Class 32 consists of an infill development within an urbanized area and meets all of
the qualifications for a Class 32 Exemption. Specifically, the project site is less than 5 acres; the
project is consistent with the General Plan (i.e., Community Plan) and zoning; the projectis not a
habitat for endangered, rare, or threatened species; the project will not result in any significant
effects relating to traffic, noise, air quality, or water quality; and the project can be adequately
served by all required utilities and public services.

Further, there is no applicable exception to the use of a categorical exemption due to location,
cumulative impacts of similar RCFE projects, or unusual circumstances. The projectis not located
on a scenic highway or hazardous waste site. The project is not the site of a historic resource.
Therefore, as set forth in State CEQA Guidelines Section 15300.2, there are no exceptions that
would prohibit the use of any categorical exemption.

Hearing Officer Comments

Public Hearing

The public hearing for Case No. CPC-2024-3381-DB-CDO-HCA was conducted electronically via
Zoom on Tuesday, February 3, 2026 at 9:30 a.m. Planning staff conducted the hearing.

Akhilesh Jha represented the owner at the public hearing.

Elizabeth Ene, Director of Planning and Economic Development, Council District 3, expressed
being taken aback by all of the requested waivers, especially trees and open space, because
trees and open space would be enjoyed by the residents. Elizabeth Ene asked Akhilesh Jha to
explain why the waivers are needed.
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Akhilesh Jha stated that he also struggles with the number of waivers requested and provided the
following reasons for the requests:
e Trees must be cleared within 10 feet of all sides of the building pursuant to Los Angeles
County Fire Department regulations.
e This is a small lot (7,503 square feet).
o Itis extremely hard to go through the approval process in the City, even for Akhilesh Jha,
who is a rocket scientist and aerospace engineer. He has never done anything so hard.
e The project does have open space, but the City’s criteria for open space is different. The
living room, kitchen, dining room, rooftop, and TV room are open space. The residents
are non-ambulatory and do not need a lot of open space. If more open space is needed
later on, a bedroom can be vacated to be used as open space.
e The project is moderate in scale.
e This is a business, and if residents are unhappy it does not help the business owner. If
the residents are unhappy, the representative / owner can always come back to the City
for changes to the project.

Elizabeth Ene also asked where visitors will park, because no parking is proposed. Akhilesh Jha
responded as follows:
e The City and State are moving in the direction of not requiring parking.
e This site is located in an area where parking is not required by the State.
e Providing parking would result in a loss of units.
¢ Both Baird Avenue at the front of the site and the alley at the rear of the site can be used
for drop-off.
o Half of the first floor (the covered area at the rear of the site) will be open for emergency
vehicles, facility vendors, and visitors to park.

Elizabeth Ene clarified that under Municipal law, vehicles cannot park in the alley.

No members of the community or stakeholders attended the hearing.

Comments from Interested Parties

No comments have been received to date.

Conclusion

The proposed Shared Housing Building operating as a Residential Care Facility for the Elderly is
requesting two Off-Menu Incentives and nine Waivers of Development Standards. The proposed
project is subject to State and municipal Density Bonus regulations (California Government Code
Section 65915 et seq. and LAMC Section 12.22 A.37). Based on State and municipal Density
Bonus law and the public hearing and information submitted to the record, staff recommends that

the City Planning Commission adopt staff's recommended actions and the attached Conditions
of Approval and Findings, including the finding that the project is categorically exempt from CEQA.
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CONDITIONS OF APPROVAL

Pursuant to Los Angeles Municipal Code (LAMC) Chapter 1, Section 12.22 A.37 State Density
Bonus Program and the procedures set forth in LAMC Chapter 1A, Section 13B.2.3 Class 3
Conditional Use Permit, the following conditions are hereby imposed upon the use of the subject
property.

1. Site Development. Except as modified herein, the project shall be in substantial
conformance with the plans and materials submitted by the Applicant, stamped “Exhibit
A,” and attached to the subject case file. Subsequent modifications are reviewed pursuant
to 13B.2.3 H (Modification Procedures) and may be permitted where they are equal to or
less than 10% of what was initially approved and do not require additional incentives,
subject to review by the Department of City Planning. Modifications greater than 10% or
that require additional incentives shall necessitate a new case filing. Minor deviations may
be allowed in order to comply with the provisions of the LAMC or the project conditions.
Each change shall be identified and justified in writing.

2. Density. The project shall be limited to a density of 34 Shared Housing Units, and defined
by LAMC Section 12.22 A.37 and California Government Code (CA GC) Sections
65915(0)(7)(A) and (B), including density bonus units.

3. On-Site Restricted Affordable Units. Four units shall be reserved for Very Low Income
Households for Senior Citizens (Senior Citizens as defined by LAMC Section 12.22 A.37)
to the satisfaction of the Los Angeles Housing Department (LAHD).

4. Changes in On-Site Restricted Units. Deviations that increase the number of restricted
affordable units shall be consistent with the provisions of State Density Bonus Law in CA
GC Section 65915(b)(1)(B) and 65915(f) and LAMC Section 12.22 A.37(c)(2)(iii) and 12.22
A.37 (e)(1)(iii)(a).

5. Housing Requirements. Prior to issuance of a building permit, the owner shall execute
a covenant to the satisfaction of the Los Angeles Housing Department (LAHD) to make
four units available to Very Low Income Households for Senior Citizens, for rental as
determined to be affordable to such households by LAHD for a period of 99 years. In the
event the applicant reduces the proposed density of the project, the number of required
set-aside affordable units may be adjusted, consistent with LAMC Section 12.22
A.37(c)(2)iii) and CA GC Section 65915(b)(1)(B), to the satisfaction of LAHD, and in
consideration of the project’'s SB 8 Determination and LAMC Section 16.61. Enforcement
of the terms of said covenant shall be the responsibility of LAHD. The applicant will
present a copy of the recorded covenant to the Department of City Planning for inclusion
in this file. The project shall comply with the Fair Housing Requirements for Affordable
Housing adopted by the City Council and with any monitoring requirements established
by the LAHD. Additionally, the applicant shall comply with all applicable Occupant
Protections required by LAMC Section 16.60 A.3(b). Refer to the “Density Bonus/
Affordable Housing Incentive Program Findings” of this determination.

6. Housing Crisis Act and Resident Protections

a. No Net Loss. The project shall comply with LAMC Chapter 1, Section 16.60 A.5. A
Housing Development Project shall include at least as many residential dwelling units
as the greatest number of residential dwelling units that existed on the project site
within the last five years (i.e., "no net loss"). Projects subject to the Resident
Protections Ordinance that result in a net loss of housing are prohibited.
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10.

11

12.

13.

14.

b. Occupant Protections. Additionally, the applicant shall comply with all applicable
Occupant Protections required by LAMC Chapter 1, Section 16.60 A.3(b), including
the Right to Remain up to 6 months prior to construction, Right to Return if Demolition
does not proceed, and for qualifying tenants the Right to Return to an Affordable unit
in the new project, and the Right to Relocation.

Use. The project site shall be limited to a Residential Care Facility for the Elderly (RCFE).
Shared Housing Unit. Each unit shall include a bathroom and sink.
Loading. All loading activities shall be conducted on-site.

Floor Area. The project is limited to a maximum floor area of 13,937 square feet and a
maximum floor area ratio (FAR) of 2.78:1 as shown on “Exhibit A” (Sheet A000).

. Height. The project is limited to a maximum height of three stories and 39 feet 6 inches

as shown on “Exhibit A,” (Sheets A200 and A201).

Automobile Parking. As permitted under State AB 2097 and CA GC 65863.2, no
automobile parking is required.

Additional Off-Menu Incentive — Landscaping. The projectis allowed a 100% decrease
from all landscaping requirements to provide 0 square feet of landscaping in lieu of the
otherwise required landscaping pursuant to LAMC Sections 12.40 - 12.43.

Waivers of Development Standards.

a. Front Yard. The project is allowed 100% reduction from the required front yard
setback to provide a 0 foot front yard setback in lieu of the otherwise required minimum
20 feet pursuant to LAMC Section 12.09 C.1.

b. North Side Yard. The project is allowed a 36.7% decrease in the required north side
yard setback to provide a 3 foot 10 inch north side yard setback in lieu of the otherwise
required minimum 6 feet pursuant to LAMC Section 12.09 C.2.

¢. South Side Yard. The project is allowed a 36.7% decrease in the required south side
yard setback to provide a 3 foot 10 inch south side yard setback in lieu of the otherwise
required minimum 6 feet pursuant to LAMC Section 12.09 C.2.

d. Rear Yard. The project is allowed a 100% decrease from the required rear yard
setback to provide a 0 foot rear yard setback in lieu of the otherwise required 15 feet
pursuant to LAMC Section 12.09 C.3.

e. Long-Term Bicycle Parking. The project is allowed a 100% percent decrease in the
required long-term bicycle parking to provide zero long-term bicycle parking spaces in
lieu of the otherwise required three spaces pursuant to LAMC Section 12.21 A.16.

=

. Short-Term Bicycle Parking. The project is allowed a 100% decrease in the required
short-term bicycle parking to provide zero short-term bicycle parking spaces in lieu of
the otherwise required two spaces pursuant to LAMC Section 12.21 A.16.
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15.

16.

17.

g. Tree Planting. The project is allowed a 100% reduction in the number of required
trees to be planted on-site and in the public right-of-way to provide zero trees in lieu of
the otherwise required 14 trees pursuant to LAMC Sections 12.40 - 12.43.

SB 8 Replacement Units (Government Code Section 66300). The project shall be
required to provide a Replacement Unit Determination (RUD) letter issued by the Los
Angeles Housing Department (LAHD) for inclusion in the subject case file. The project is
required to demonstrate compliance with the RUD letter to the satisfaction of LAHD. If
restricted affordable units are required by LAHD, the most restrictive affordability levels
shall be followed in the covenant. In the event the On-site Restricted Affordable Units
condition requires additional affordable units or more restrictive affordability levels, the
most restrictive requirements shall prevail.

Accessory Dwelling Units (ADUs). No ADUs are proposed herein. If the applicant
proposes ADUs at a future date, those ADUs shall be subject to affordability requirements
as determined by LAHD.

Reseda Central Business District Community Design Overlay (CDO). The project is
required to comply with the following:

a. Signage. Any wall or nameplate signage proposed shall be in substantial compliance
with “Exhibit A,” Sheet A202.

b. Signage. All signage shall meet the requirements of LAMC Sections 12.09 and 12.21
A.7 as regulated by the Los Angeles Department of Building and Safety.

¢. Trash Areas. Trash areas shall be fully enclosed and screened from public view.

d. Colors. As shown on “Exhibit A” (Sheet A113), the building colors are black, dark
gray, gray, and off-white.

e. Security Devices. As shown on “Exhibit A” (Sheet A113), no security devices using
barbed wire, razor wire, and/or concertina wire are used.

Administrative Conditions

18.

19.

20.

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 “Plans Approved.” A copy of the Plans Approved,
supplied by the applicant, shall be retained in the subject case file.

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.

Approvals, 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.
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21,

22,

23.

24,

25.

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

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.

Recording 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 covenant and agreement form 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 Development Services Center at the time of Condition Clearance for
attachment to the subject case file.

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

Indemnification and Reimbursement of Litigation Costs.
Applicant shall do the following:

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

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

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

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

v. If the City determines it necessary to protect the City’'s interest, execute an
indemnity and reimbursement agreement with the City under terms consistent with
the requirements of this condition.

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant
of any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.

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

For purposes of this condition, the following definitions apply:
"City” shall be defined to include the City, its agents, officers, boards,
commissioners, committees, employees, and volunteers.

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

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

A. DENSITY BONUS / AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS.

The applicant requested two Off-Menu Incentives which can be dismissed as follows:

o Arequest to deviate from all landscaping and tree planting requirements pursuant
to LAMC Section 12.21 G, which regulates multi-family residential projects and
does not apply to Shared Housing Buildings. Therefore, the request to deviate
from landscaping and tree planting is discussed elsewhere herein, but not as
applicable to LAMC Section 12.21 G.

o Arequest to deviate from all of the permanent Q Conditions and Design Standards
and Guidelines of the Reseda Central Business District Community Design
Overlay. All of the required findings of the Reseda Central Business District
Community Design Overlay can be made, and the request for an Off-Menu
Incentive to deviate from the Reseda Central Business District CDO can be
dismissed.

Pursuant to Chapter 1, LAMC Section 12.22 A.37(f) and consistent with California
Government (CA GC) Code Section 65915(d)(1), a Housing Development may request
Incentive(s) not on the Menu of Incentives to seek a deviation from a Development Standard
elsewhere in the Los Angeles Municipal Code (LAMC) or a site’s applicable zoning ordinance,
Community Plan, Specific Plan, or overlay. The Incentive shall be granted unless any of the
following written findings are made based upon substantial evidence.

1.

The Incentive does not result in identifiable and actual cost reductions, consistent
with CA GC Section 65915(k), to provide for affordable housing costs, as defined in
California Health and Safety Code Section 50052.5, or for rents for the targeted units
to be set as specified in CA GC Section 659154(c).

The applicant has requested herein a 100% decrease from all landscaping requirements
to provide zero square feet of landscaping in lieu of the otherwise required landscaping
pursuant to LAMC Sections 12.40 — 12.43 and 12.21 G. The applicant has also requested
to deviate from the requirement to plant trees as a Waiver of Development Standard, which
shall be discussed elsewhere herein.

The Municipal Code regulates landscaping in LAMC Sections 12.40 —12.43 and 12.21 G.
LAMC Section 12.21 G regulates six or more multi-family residential dwelling units and is
not applicable to a Shared Housing Unit project. Therefore, the request for an Incentive
to deviate from all landscaping requirements, including tree planting, pursuant to 12.21 G
can be dismissed. Pursuant to LAMC Section 12.40 E and F, Planning shall not approve
proposed landscape for any project unless the landscape satisfies the requirements of the
landscape point system, as established by the City Planning Commission, including City
Planning Commission Guidelines. The Guidelines include but are not limited to tree
planting and water management, and the landscape point system is referenced under
Guidelines “O.” Under the point system, points are awarded for features and techniques
such as tree planting, use of 100 percent California native plants, and planting on walls
and fences. No landscaping, including planting of California native plants, is shown on
the applicant’s plans.



CPC-2024-3381-DB-CDO-VHCA Page F-2
7354 N. Baird Avenue

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

LAMC Section 12.22 A.37(f)(1)(i) establishes that an Affordable Housing Project that
provides 5% of the units as restricted affordable units (excluding units added as a density
bonus) for Very Low Income Household occupancy may qualify for one Incentive. To
qualify for two Incentives, the project would be required to set aside 10% of its units for
Very Low Income Household occupancy. The project is setting aside four shared housing
units for Very Affordable Housing occupancy for Seniors or 9%. As such, the project
qualifies for one Incentive to allow the developer a 100% decrease from all landscaping
requirements to provide 0 square feet of landscaping in lieu of landscaping otherwise
required under LAMC Sections 12.40 — 12.43.

2. The Incentive will have a Specific Adverse Impact upon public health and safety or
on any real property that is listed in the California Register of Historical Resources
and for which there is no feasible method to satisfactorily mitigate or avoid the
Specific Adverse Impact without rendering the development unaffordable to low-
income and moderate-income households. Inconsistency with the zoning
ordinance or General Plan land use designation shall not constitute a Specific
Adverse Impact upon the public health or safety.

There is no evidence in the record that the proposed density bonus Incentive to deviate
from all landscape requirements 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” (per CA GC Section
65589.5(d)(2) and LAMC Section 12.03).

The project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments. The
project is not located on a substandard street in a Hillside area or a Very High Fire Hazard
Severity Zone. There is no evidence in the record which identifies a written objective
health and safety standard that has been exceeded or violated. There is also no
substantial evidence that the project's proposed Incentive will have a specific adverse
impact on public health and safety, or on property listed in the California Register of
Historic Resources.

Therefore, there is not substantial evidence that the proposed project, and thus the
requested Incentive to deviate from landscape requirements, will have a specific adverse
impact on the physical environment, or on public health and safety. Based on the above,
there is no basis to deny the requested landscape Incentive.

3. The Incentive would be contrary to state or federal law.

The Incentive for a deviation from all landscape requirements is not contrary to state or
federal law.
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B. DENSITY BONUS / AFFORDABLE HOUSING WAIVER COMPLIANCE FINDINGS.
Pursuant to LAMC Section 12.22 A.37(d)(3)(i) and consistent with CA GC Section 65915(¢e) a
Waiver of Development Standards shall be approved by the applicable decision-making
authority unless that decision making authority makes one of the following findings:

4. The Development Standard associated with a request for a Waiver will not have the
effect of physically precluding the construction of a development meeting the
eligibility criteria described in LAMC Section 12.22 A.37(c) at the densities or with
the Base Incentives and Additional Incentives permitted under this subdivision.

Per CA GC Section 65915(e)(1) and LAMC Section 12.22 A.37(d)3)(i), Waivers are
“...reductions in Development Standards that will have the effect of physically precluding
the construction of a Housing Development meeting the [affordable set-aside percentage]
at the densities or with the Incentives permitted under [the State Density Bonus
Program]...Waivers neither reduce nor increase the number of Incentives to which a
project is entitled.”

The project requested two Waivers of Development Standards which are not applicable
and can be dismissed as follows:

o A100% Waiver of transitional height requirements pursuant to LAMC Section
12.21.1 A.10. Transitional height requirements under LAMC Section 12.21.1 A.10
regulates height for buildings on C or M zoned lots. The subject site is zoned
[Q]R2-2D-CDO, and transitional height requirements pursuant to Section 12.21.1
A.10 do not apply to R2 zoned lots. As such, the applicant’s request to waive all
transitional height requirements pursuant to LAMC Section 12.21.1 A.10 can be
dismissed.

o A100% Waiver of useable open space to provide 0 square feet of open space
in lieu of the otherwise required 3,400 square feet pursuant to LAMC Section
12.21 G. LAMC Section 12.21 G applies to multi-family residential dwelling units
and not to Shared Housing Units. Therefore, the applicant’s request to deviate
from open space requirements as regulated by LAMC Section 12.21 G is not
applicable and is dismissed.

The project will set aside four Shared Housing Units at Very Low Income for Senior
Citizens. The applicant is requesting and is approved for Waivers of Development
Standards for reduced yard setbacks, bicycle parking, and tree planting. As disclosed by
the applicant, denying these Waivers would physically preclude the construction of the 34
unit Shared Housing Building. The following seven Waivers from Zoning Code regulations
are approved:

o Front Yard Setback - A 100% decrease from the required front yard setback
to provide a 0 foot front yard setback in lieu of the otherwise required
minimum 20 feet pursuant to LAMC Section 12.09 C.1. Granting the Waiver of
Development Standards for a front yard setback allows the developer to expand
the building envelope so that additional Shared Housing Units can be constructed,
and the overall space dedicated to living opportunities for Senior Citizens can be
increased.

o North Side Yard Setback - A 36.7% decrease from the required north side
yard setback to provide a 3 foot 10 inch north side yard setback in lieu of the
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otherwise required minimum 6 feet pursuant to LAMC Section 12.09 C.2,
Granting the Waiver of Development Standards for a reduced north side yard
setback allows the developer to expand the building envelope so that additional
Shared Housing Units for Senior Citizens can be constructed, and the overall
space dedicated to living opportunities for Very Low Income Senior Citizens can
be increased.

o South Side Yard Setback - A 36.7% decrease from the required south side
yard setback to provide a 3 foot 10 inch south side yard setback in lieu of
the otherwise required minimum 6 feet pursuant to LAMC Section 12.09 C.2.
Granting the Waiver of Development Standards for a reduced south side yard
setback allows the developer to expand the building envelope so that additional
Shared Housing Units for Senior Citizens can be constructed, and the overall
space dedicated to living opportunities for Very Low Income Senior Citizens can
be increased.

o Rear Yard Setback - A 100% decrease from the required rear yard setback to
provide a 0 foot rear yard setback in lieu of the otherwise required 15 feet
pursuant to LAMC Section 12.09 C.3. The project site abuts an alley, which
provides a 20 foot buffer between the proposed structure and the property to the
rear of the site. Further, granting the Waiver of Development Standards for a
reduced rear yard setback allows the developer to expand the building envelope
so that additional Shared Housing Units for Senior Citizens can be constructed,
and the overall space dedicated to living opportunities for Very Low Income Senior
Citizens can be increased.

o Long-Term Bicycle Parking - A 100% percent deviation from the required
long-term bicycle parking to provide no long-term bicycle parking spaces in
lieu of the otherwise required three spaces pursuant to LAMC Section 12.21
A.16. Granting the Waiver of Development Standards for zero long-term bicycle
parking spaces allows the developer to expand the building envelope so that
additional Shared Housing Units for Senior Citizens can be constructed, and the
overall space dedicated to living opportunities for Very Low Income Senior Citizens
can be increased. Furthermore, requiring the project to provide long-term bicycle
parking may require passageway requirements under the LAMC, which could
further restrict the developer’s ability to provide Shared Housing Units for Senior
Citizens at Very Low Income.

o Short-Term Bicycle Parking - A 100% percent deviation from the required
short-term bicycle parking to provide no short-term bicycle parking spaces
in lieu of the otherwise required two spaces pursuant to LAMC Section 12.21
A.16. Granting the Waiver of Development Standards for zero short-term bicycle
parking spaces allows the developer to expand the building envelope so that
additional Shared Housing Units for Senior Citizens can be constructed, and the
overall space dedicated to living opportunities for Very Low Income Senior Citizens
can be increased. Also, requiring the project to provide short-term bicycle parking
may require passageway requirements under the LAMC, which could further
restrict the developer’s ability to provide Shared Housing Units for Senior Citizens
at Very Low Income.

o Tree Planting - A 100% reduction in the number of required trees to be
planted on-site and in the public right-of-way to provide 0 trees in lieu of the
trees required pursuant to LAMC Sections 12.40 - 12.43. According to the Tree
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Disclosure Statement Form No. CP-4067 submitted by the applicant, the property
does not contain any protected trees or shrubs and there are no street trees in the
public right-of-way. Further, the applicant discloses that no trees or shrubs have
been removed in the last 2 years. According to information provided by the
applicant, two existing non-protected trees located on site will need to be removed
to construct the proposed project.

As previously discussed herein, LAMC Section 12.21 G applies to multi-family
residential dwelling units and not to Shared Housing Units. Therefore, the
applicant’'s request to deviate from tree planting requirements as regulated by
LAMC Section 12.21 G is not applicable and is dismissed. The request to waive
tree requirements under LAMC Sections 12.40 — 12.43 is granted herein, as it will
allow the developer to expand the building envelope and results in construction
efficiencies that provide for affordable housing costs.

LAMC Section 62.162 gives the Urban Forestry Division/Board of Public Works the
power to plant, maintain, and issue tree permits. Under this authority, Urban
Forestry Division/Board of Public Works requires street trees in the public right-of-
way. The Urban Forestry Division/Board of Public Works reviews projects during
Plan Check. The Department of City Planning does not have authority under
LAMC Section 62.162.

5. The Waiver would have a Specific Adverse Impact as defined in California
Government Code Section 65589.5(d)(2), upon public health and safety and for
which there is no feasible method to satisfactorily mitigate or avoid the Specific,
Adverse Impact.

There is no evidence in the record that the proposed Zoning Code Waivers from
landscaping and tree planting requirements; front, side, and rear yard setback
requirements; and short- and long-term bicycle parking regulations 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” (per CA GC Section 65589.5(d)(2) and LAMC Section 12.03).

The project does not involve a contributing structure in a designated Historic Preservation
Overlay Zone or on the City of Los Angeles list of Historical-Cultural Monuments. There
is no substantial evidence that the project’s proposed Waivers will have a specific adverse
impact on property listed in the California Register of Historic Resources. Moreover, the
project is not located on a substandard street in a Hillside area or a Very High Fire Hazard
Severity Zone. There is no evidence in the record which identifies a written objective
health and safety standard that has been exceeded or violated. There is also no
substantial evidence that the project's proposed Waivers will have a specific adverse
impact on public health and safety.

During Plan Check, the project will be reviewed for compliance with the Building Code.
This review will ensure compliance with Building Code regulations, including but not
limited to fire regulations, access, and ADA compliance. No Waiver is granted herein for
Building Code regulations.

Further, the project will be required to meet all California Department of Social Services
(CDSS) licensing requirements for a Residential Care Facility for the Elderly (RCFE). The
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City of Los Angeles has no jurisdiction over State RCFE requirements. No Waiver was
requested or can be granted herein from State RCFE requirements.

Therefore, there is no substantial evidence that the proposed project, and thus the
requested Waivers of Development Standards, will have a specific adverse impact on the
physical environment, or on public health and safety. Based on the above, there is no
basis to deny the requested Waivers from landscaping and tree planting requirements;
front, side, and rear yard setback requirements; and short- and long-term bicycle parking.

6. The Waiver would have an adverse impact on any real property that is listed in the
California Register of Historical Resources.

The existing structure on site and the property are not listed in the City’s database of
historic resources, including Historic Places LA or SurveyLA. The project does not involve
a contributing structure in a designated Historic Preservation Overlay Zone or on the City
of Los Angeles list of Historical-Cultural Monuments. The property is not listed in the
California Register of Historical Resources as identified on Historic Places LA or
SurveyLA. Therefore, the Waiver would not have an adverse impact on any real property
that is listed in the California Register of Historical Resources.

7. The Waiver would be contrary to state or federal law.
The requested Waiver is not contrary to state or federal law.

C.RESEDA CENTRAL BUSINESS DISTRICT COMMUNITY DESIGN OVERLAY (CDO)
FINDINGS

The project is located within the Reseda Central Business District CDO designated under
ZIMAS as ZI-2339 (Ordinance Nos. 176,557 and 176,558). The Reseda Central Business
District CDO permanent [Q] Conditions and Design Guidelines and Standards serve to
enhance the physical appearance of the area, promote exterior design standards, and reinforce
pedestrian scale. Pursuant to LAMC Section 13.08, the following findings must be made to
grant an approval of plans under the Reseda Central Business District CDO.

8. The project substantially complies with the adopted Community Design Overlay
and Design Guidelines and Standards.

The permanent [Q] Conditions, as codified in Ordinance No. 176,558, include regulations
that are not applicable to a Shared Housing use as follows: automotive uses (permanent
Q Conditions 2.A.1(a) and 2.A.2.B; open storage (permanent Q Conditions 2.A.1(b);
commercial project street front entrances (permanent Q Condition 2.A.1(d); and industrial
uses (permanent Q Condition 2.A.2).

The following permanent Q Conditions may be applicable to a Shared Housing use:

o Permanent Q Condition 2.A.1(c) prohibits ground-floor residential uses on any
commercially zoned lot to a depth of a minimum 100 feet as measured from the
building frontage. However, the subject site is zoned [Q]R2-2D-CDO and is not a
commercially zoned lot. As such, permanent Q Condition 2.A.1(c) is not applicable
to the proposed project.

o Permanent Q Condition 2.B limits the height of buildings to 45 feet with the
exception of projects located in a RAS Zone. However, State Density Bonus Law
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under CA GC Section 65915 and the State Density Bonus Program under LAMC
Section 12.22 A.37 supersede the CDO height regulation. In this instance, the
project height is requested at 39 feet 6 inches, which is in compliance with the
CDO'’s 45 foot height limitation.

o Permanent Q Condition 2.C regulates signage, including business signage.
Condition 2.C.1 prohibits specific types of signage, including pole signs, off-site
commercial sign and billboards, freestanding signs on walls and fences,
illuminated architectural canopy signs, cabinet and roof signs, inflatable signs,
blinking/flashing/electronic signs, and flags. Conditions 2.C.2 a, b, and d restrict
signage size per business. Condition 2.C.2 c restricts the area of each wall sign
to 2 square feet for each 1 foot of building frontage. Condition 2.C.2 also restricts
the size of awning signs to one square foot for each foot of building frontage, and
requires that rear signs be non-illuminated.

Pursuant to LAMC Section 12.09 A.7, the project site’s R2 Zoning allows name
plates and signs as allowed for in LAMC Section 12.21 A.7. LAMC Section 12.21
A.7 does not allow signage in an R Zone to project above the roof ridge or parapet
wall; allows for only one unlighted nameplate limited to 1.5 square feet in the R
Zone; and unlighted signage pertaining to rental limited to 12 square feet. Each
sign is limited to 20 square feet and the surface area of all signage cannot exceed
30 square feet. Other signage conditions under LAMC Section 12.21 A.7 are not
applicable, including but not limited to the sale of farm products and church bulletin
boards.

The applicant has not requested entitlement approval for signage herein on the
Department of City Planning Application Form No. CP13-7771.1. However, the
applicant’s plans show a 15 square foot sign affixed to the building frontage (see
“Exhibit A” Sheet A202). The sign shown on Sheet A202 is not included in the
list of signs prohibited under Permanent Q Condition 2.C.1. Moreover, the sign
shown on “Exhibit A” is consistent with the size regulations of Permanent Q
Condition 2.C.2.c, and is not a projecting sign, awning sign, or rear signage.

As shown herein on Sheet A202 of “Exhibit A” and as conditioned herein, the
signage complies with the Reseda Central Business District CDO. LADBS will
review any sign plans to determine whether the signage complies with LAMC
Section 12.21 A.7. Sign plans prepared to LADBS specifications will be reviewed
for compliance with “Exhibit A.”

o Permanent Q Condition 2.D regulates parking buildings adjacent to residentially
zoned property. The project does not include a parking building, and this condition
is not applicable.

The Reseda Central Business District CDO Design Standards and Guidelines were
established primarily for commercial properties and are not applicable to Shared Housing
uses. For example, the project does not incorporate a surface parking lot (Standard 2b,
Standard 4) or shopping areas with pedestrian walkways (Guideline 5). The project meets
the applicable Reseda Central Business District CDO Design Standards and Guidelines
as follows:

o Guideline 7 regulates the visual look of trash areas. As shown on “Exhibit A,” and
as conditioned herein, trash areas shall be screened from public view.
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o Guideline 13 regulates building colors to avoid highly reflective colors that produce
glare. As conditioned herein and as shown on “Exhibit A,” the project is designed
with exterior colors that do not produce glare, including but not limited to black,
dark gray, gray, and off-white.

o Guideline 21 regulates Security Devices. As shown on “Exhibit A” (Sheet A113),
in compliance with Guideline 21 and as conditioned herein, no security devices
using barbed wire, razor wire, and/or concertina wire are used.

9. The structures, site plan and landscaping are harmonious in scale and design with
existing development and any cultural, scenic, or environmental resources
adjacent to the site and in the vicinity.

The applicant is requesting and has been granted an Off-Menu Incentive to waive
landscaping requirements. However, the structures and site plan are harmonious in scale
and design with existing development and any cultural, scenic, or environmental resources
adjacent to the site and in the vicinity.

The surrounding area is improved with urban uses. To the north, the abutting site on Baird
Avenue is zoned [Q]R2-2D-CDO and designated for General Commercial land use. The
site is improved with a single-family dwelling. Further north, sites on Baird Avenue across
Valerio Street are zoned R1-1, designated for Low Medium Il Residential land use, and
improved with single-family dwellings. To the south, sites along the east side of Baird
Avenue are zoned [Q]R2-2D-CDO, designated for General Commercial land use, and
improved with single-family uses. Further south, at the northeast corner of Baird Avenue
and Wyandotte Street, the site is zoned [Q]R3-2-CDO and designed for General
Commercial land use. This site is improved with a multi-family dwelling. To the south,
along the west side of Baird Avenue, sites are zoned R1-1, designated for Medium
Residential use, and are improved with single-family dwellings. To the east along Reseda
Boulevard, south of Valerio Street sites are zoned [Q]C2-2D-CDO and sites north of
Valerio Street are zoned [Q]C2-1VL-CDO. Along Reseda Boulevard sites north and south
of Valerio Street are designated for General Commercial land use. These sites are
improved with commercial uses (automotive, retail, restaurant), a U.S. Post Office, and a
multi-family residence. As shown on ZIMAS, the subject site is located within 500 feet of
a school zone. Reseda Elementary School is located to the west on a site zoned [Q]PF-
1XL and designated for Public Facilities.

Siting a Residential Care Facility for the Elderly at the subject site will allow residents and
employees of the facility to walk along sidewalks in an improved neighborhood. Further,
facility residents and/or employees can utilize nearby commercial uses, such as the post
office and restaurants. The project is separated from commercial uses along Reseda
Boulevard by a 20-foot alley. As such, the three-story, 34 unit Shared Housing Building
provides a buffer between abutting commercial and residential uses. The proposed
structure, site plan, and use are harmonious in scale and design with existing development
and any cultural, scenic, or environmental resources adjacent to the site and in the vicinity.

Therefore, as shown on “Exhibit A” and as conditioned herein, the project substantially
complies with the applicable adopted Community Design Overlay and Design Guidelines and
Standards.
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D. CEQA FINDINGS

The project was analyzed under Case No. ENV-2024-3382-CE the construction, use and
maintenance of three-story, 39 foot 6 inch in height, 34 unit, 13,937 square foot Residential
Care Facility for the Elderly on a 7,503.7 square foot lot including four units reserved for Very
Low Income Senior Citizens and 30 units at Market Rate for Seniors. No automobile parking
or bicycle parking is proposed. To achieve the proposed project, the applicant will demolish an
existing one-story, approximately 1,420 square foot single-family dwelling and remove two on-
site non-protected trees.

The project qualifies for a Categorical Exemption under Section 15332, Class 32 as an infill
development within an urbanized area. To be eligible for a Class 32 Exemption, all of the
following qualifications must be met; the project site is 5 acres or less; the project is consistent
with the General Plan (i.e., Community Plan) and zoning; the project is not located on any
hazardous waste site list; the project is not demolishing a historical resource; and it is not
readily apparent the project will create a significant impact to the environment.

All required qualifications to be eligible for a Class 32 are met. The subject site is wholly within
the City of Los Angeles, on a site that is approximately 7,503.7 square feet / 0.17 acres. The
project is consistent with the General Plan and zoning. The project site is zoned [Q]R2-2D-
CDO and is located within the Reseda-West Van Nuys Community Plan. The project site is
designated for General Commercial land use which corresponds to the C1.5, C2, CR, C4,
RAS3, RAS4, and P Zones. The R2 Zone is more restrictive than the range of zones
corresponding to the General Commercial land use designation, and therefore, the zoning is
consistent with the land use. Pursuant to LAMC Section 12.09 A, the R2 Zone is a “two-family
zone” that allows any use permitted in the R1 “one-family zone;” two-family dwellings;
apartment houses, boarding or rooming houses, or multiple dwellings under specific
circumstances; accessory buildings; and accessory uses and home occupations. The
applicant is utilizing the density of the RAS3 Zone as allowed pursuant to CA GC Section 65915
and LAMC Section 12.22 A.37 to construct a 34 unit Shared Housing Building. A Residential
Care Facility for the Elderly is a permitted use under the range of zones corresponding to the
General Commercial land use designation. Further, the project site is in compliance with the
Reseda Central Business District Community Design Overlay. The project site has been
previously disturbed by development and has no value as habitat for endangered, rare or
threatened species, including but not limited to protected trees. Approval of the 34 unit Shared
Housing Building will not result in significant effects relating to traffic, noise, air quality, or water
quality. Furthermore, the three-story, 39 foot 6 inch in height, 13,937 square foot facility can
be adequately served by all required utilities and public services.

Further, there are no exceptions to the use of a categorical exemption due to location,
cumulative impact of similar Shared Housing Buildings or Residential Care Facility for the
Elderly uses, or unusual circumstances. The project is not located on a scenic highway or
hazardous waste site. The project is not the site of a historic resource. Therefore, as set forth
in State CEQA Guidelines Section 15300.2, there are no exceptions that would prohibit the use
of any categorical exemption, and no mitigation measures are required.

The project is also subject to review under existing City ordinances (Sewer Ordinance, Grading
Ordinance, Flood Plain Management, Xeriscape Ordinance, Stormwater Ordinance, etc.) and
regulatory compliance measures, which are specifically intended to mitigate potential impacts
on all projects.

Therefore, Find, based on the whole of the administrative record, the project is exempt from
CEQA pursuant to CEQA Guidelines Section 15332, Class 32, and there is no substantial
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evidence demonstrating that an exception to a categorical exemption pursuant to CEQA
Guidelines, Section 15300.2 applies.

The records upon which this decision is based are with Valley Project Planning, Department of
City Planning, 6262 Van Nuys Boulevard, Room 430, Los Angeles, CA 91401.
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PUBLIC HEARING AND COMMUNICATIONS

The public hearing for Case No. CPC-2024-3381-DB-CDO-HCA was conducted electronically via
Zoom on Tuesday, February 3, 2026 at 9:30 a.m. Planning staff conducted the hearing.

Akhilesh Jha represented the owner at the public hearing.

Elizabeth Ene, Director of Planning and Economic Development, Council District 3, expressed
being taken aback by all of the requested waivers, especially trees and open space, because
trees and open space would be enjoyed by the residents. Elizabeth Ene asked Akhilesh Jha to
explain why the waivers are needed.

Akhilesh Jha stated that he also struggles with the number of waivers requested and provided the
following reasons for the requests:
e Trees must be cleared within 10 feet of all sides of the building pursuant to Los Angeles
County Fire Department regulations.
o This is a small lot (7,503 square feet).
¢ |tis extremely hard to go through the approval process in the City, even for Akhilesh Jha,
who is a rocket scientist and aerospace engineer. He has never done anything so hard.
¢ The project does have open space, but the City’s criteria for open space is different. The
living room, kitchen, dining room, rooftop, and TV room are open space. The residents
are non-ambulatory and do not need a lot of open space. If more open space is needed
later on, a bedroom can be vacated to be used as open space.
e The project is moderate in scale.
e This is a business, and if residents are unhappy it does not help the business owner. If
the residents are unhappy, the representative / owner can always come back to the City
for changes to the project.

Elizabeth Ene also asked where visitors will park, because no parking is proposed. Akhilesh Jha
responded as follows:
¢ The City and State are moving in the direction of not requiring parking.
¢ This site is located in an area where parking is not required by the State.
¢ Providing parking would result in a loss of units.
¢ Both Baird Avenue at the front of the site and the alley at the rear of the site can be used
for drop-off.
e Half of the first floor (the covered area at the rear of the site) will be open for emergency
vehicles, facility vendors, and visitors to park.

Elizabeth Ene clarified that under Municipal law, vehicles cannot park in the alley.
No members of the community or stakeholders attended the hearing.
Comments from Interested Parties

No comments have been received to date.


















































zimas.lacity.org
zimas.lacity.org
planning.lacity.gov



zimas.lacity.org
zimas.lacity.org
planning.lacity.gov



zimas.lacity.org
zimas.lacity.org
planning.lacity.gov



zimas.lacity.org
zimas.lacity.org
planning.lacity.gov



zimas.lacity.org
zimas.lacity.org
planning.lacity.gov




















































ENV-2024-3382-CE / 7354 N. BAIRD AVENUE
JUSTIFICATION FOR PROJECT EXEMPTION

The City of Los Angeles determined based on the whole of the administrative record, that
substantial evidence supports that the project is exempt from CEQA pursuant to CEQA
Guidelines, Section 15332, Class 32, and none of the exceptions to a categorical exemption
pursuant to CEQA Guidelines Section 15300.2 applies. The project was found to be exempt
based on the following discussion.

A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and
meets the following criteria:

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

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

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

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

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

The project is the construction, use and maintenance of three-story, 39 foot 6 inch in height, 34
unit, 13,937 square foot Residential Care Facility for the Elderly on a 7,503.7 square foot lot
including four units reserved for Very Low Income Senior Citizens and 30 units at Market Rate for
Seniors. No automobile parking or bicycle parking is proposed. To achieve the proposed project,
the applicant will demolish an existing one-story, approximately 1,420 square foot single-family
dwelling and remove two on-site non-protected trees.

The applicant is requesting the following entitlements:

e Pursuant to California Government Code (CA GC) Section 65915 et seq. and Chapter 1,
Los Angeles Municipal Code (LAMC) Section 12.22 A.37 and Chapter 1A, LAMC Section
13B.2.3, a Shared Housing Building providing 34 rental units as a Residential Care Facility
for the Elderly with four units reserved for Very Low Income Households and 30 units
reserved for Seniors at Market Rate. The applicant is requesting the following two Off-
Menu Incentives and nine Waivers of Development Standards that are subject to the
review and approval of the decision-maker:

o Reseda Central Business District Community Design Overlay (CDO) (Off-Menu
Incentive) — A deviation from all of the permanent Q Conditions and Design
Standards and Guidelines of the Reseda Central Business District CDO
(Ordinance Nos. 176,557 and 176,558)

o Landscaping (Off-Menu Incentive) — A 100 percent decrease from all landscaping
requirements to provide 0 square feet of landscaping in lieu of the otherwise
required landscaping pursuant to LAMC Sections 12.40 — 12.43 and 12.21 G.

o FrontYard Setback (Waiver) - A 100 percent decrease from the required front yard
setback to provide a 0 foot front yard setback in lieu of the otherwise required
minimum 20 feet pursuant to LAMC Section 12.09 C.1.
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o North Side Yard Setback (Waiver) — A 36.7 percent decrease from the required
north side yard setback to provide a 3 foot 10 inch north side yard setback in lieu
of the otherwise required minimum 6 feet pursuant to LAMC Section 12.09 C.2.

o South Side Yard Setback (Waiver) - A 36.7 percent decrease from the required
south side yard setback to provide a 3 foot 10 inch south side yard setback in lieu
of the otherwise required minimum 6 feet pursuant to LAMC Section 12.09 C.2.

o Rear Yard Sethack (Waiver) — A 100 percent decrease from the required rear yard
setback to provide a 0 foot rear yard setback in lieu of the otherwise required 15
foot minimum pursuant to LAMC Section 12.09 C.3. Pursuant to LAMC Section
12.22 C, 10 feet (one-half of the 20 foot alley) counts toward the 15 foot rear yard
calculation.

o Useable Open Space (Waiver) — A 100 percent deviation from the required open
space to provide 0 square feet of open space in lieu of the otherwise required 3,400
square feet pursuant to LAMC Section 12.21 G.

o Long-Term Bicycle Parking (Waiver) — A 100 percent deviation from the required
long-term bicycle parking to provide 0 long-term bicycle parking spaces in lieu of
the otherwise required 3 spaces pursuant to LAMC Section 12.21 A.16.

o Short-Term Bicycle Parking (Waiver) — A 100 percent deviation from the required
short-term bicycle parking to provide 0 short-term bicycle parking spaces in lieu of
the otherwise required 2 spaces pursuant to LAMC Section 12.21 A.16.

o Transitional Height (Waiver) — A 100 percent deviation from transitional height
requirements pursuant to LAMC Section 12.21.1 A.10.

o Tree Planting (Waiver) — A 100 percent reduction in the number of required trees
to be planted on-site and in the public right-of-way to provide 0 trees in lieu of the
otherwise required 14 trees pursuant to LAMC Sections 12.40-12.43, and 12.21
G.

In order to qualify for a Class 32 Exemption, the following five findings must be made:

1.

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

As three-story, 39 foot 6 inch in height, 34 unit, 13,937 square foot Shared Housing
Building on a 7,503.7 square foot lot and a project which is characterized as in-fill
development, the project qualifies for the Class 32 Categorical Exemption. The project
site is zoned [Q]R2-2D-CDO and is located within the Reseda-West Van Nuys Community
Plan. The project site is designated for General Commercial land use which corresponds
to the C1.5, C2, CR, C4, RAS3, RAS4, and P Zones. The R2 Zone is more restrictive
than the range of zones corresponding to the General Commercial land use designation,
and therefore, the zoning is consistent with the land use. Pursuant to LAMC Section 12.09
A, the R2 Zone is a “two-family zone” that allows any use permitted in the R1 “one-family
zone;” two-family dwellings; apartment houses, boarding or rooming houses, or multiple
dwellings under specific circumstances; accessory buildings; and accessory uses and
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home occupations. The applicant is utilizing the density of the RAS3 Zone as allowed
pursuant to CA GC Section 65215 and LAMC Section 12.22 A.37 to construct a 34 unit
Shared Housing Building. A Residential Care Facility for the Elderly is a permitted use
under the range of zones corresponding to the General Commercial land use designation.

The project site is located within the Reseda Central Business District Community Design
Overlay (CDO), as designed by the [Q]R2-2D-CDO Zone. The Reseda Central Business
CDO) became effective under Ordinance Nos. 176,557 and 176,558 on May 2, 2005 (ZI-
2339 to establish the Boundary Ordinance (Ordinance No. 176,557), permanent “Q”
Conditions (Ordinance No. 176,558), and Design Guidelines and Standards. The
purpose of the Reseda Central Business District CDO is to promote the economic viability
and small scale commercial retail character, improve the physical appearance of the area,
and establish guidelines to encourage orderly development and revitalization. The
boundaries generally encompass Sherman Way just west of Wilbur Avenue and just east
of Lindley Avenue and Reseda Boulevard between Kittridge Street to the south and
Saticoy Street to the north. The appropriate decision-maker will review the project and
determine whether the applicant's requested incentives and waivers of development
standards are in compliance with State and municipal density bonus regulations.

The subject site is located within an area of Airport Hazard, where height is limited to 200
feet above Elevation 790. Itis highly unlikely that the proposed three-story, 39 foot 6 inch
in height structure will exceed this height limitation, but the project will be reviewed for
compliance with the Airport Hazard area by the Zoning Engineer during Plan Check.

Therefore, the project is consistent with the applicable general plan designation and all
applicable general plan policies as well as with applicable zoning designation and
regulations.

2. The proposed development occurs within City limits on a project site of no more
than five acres, substantially surrounded by urban uses.

The subject site is wholly within the City of Los Angeles, on a site that is approximately
7,503.7 square feet / 0.17 acres. Lots adjacent to the subject site are developed with the
urban uses. To the north, the abutting site on Baird Avenue is zoned [Q]JR2-2D-CDO and
designated for General Commercial land use. The site is improved with a single-family
dwelling. Further north, sites on Baird Avenue across Valerio Street are zoned R1-1,
designated for Low Medium Il Residential land use, and improved with single-family
dwellings. To the south, sites along the east side of Baird Avenue are zoned [Q]R2-2D-
CDO, designated for General Commercial land use, and improved with single-family uses.
Further south, at the northeast corner of Baird Avenue and Wyandotte Street, the site is
zoned [Q]R3-2-CDO and designed for General Commercial land use. This site is improved
with a multi-family dwelling. To the south, along the west side of Baird Avenue, sites are
zoned R1-1, designated for Medium Residential use, and are improved with single-family
dwellings. To the east along Reseda Boulevard, south of Valerio Street sites are zoned
[Q]C2-2D-CDO and sites north of Valerio Street are zoned [Q]C2-1VL-CDO. Along
Reseda Boulevard sites north and south of Valerio Street are designated for General
Commercial land use. These sites are improved with commercial uses (automotive, retail,
restaurant), a U.S. Post Office, and a multi-family residence. Reseda Elementary School
is located to the west on a site zoned [Q]PF-1XL and designated for Public Facilities.
Therefore, the development occurs within City limits on a project site of no more than five
acres substantially surrounded by urban uses.
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3.

4,

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

The site is previously disturbed and surrounded by development and has no value as, a
habitat for endangered, rare or threatened species. The applicant provided a signed and
notarized Owner’s Declaration of Biological Resources Form No. CP-3612 dated May 18,
2024 disclosing that the project site does not contain water resources (streams, wetlands,
or other water bodies), protected trees and/or shrubs, and/or other sensitive/special
resources requiring additional review. As shown on ZIMAS, the project site is not located
in a Coastal Zone and does not have Coastal Bluff or Canyon Bluff potential. The site is
located in an Urban Agricultural Incentive Zone, but no agricultural uses are proposed
herein. The project site is not located within a Very High Fire Hazard Severity Zone, Flood
Zone, Watercourse, Methane Hazard Site, High Wind Velocity Area, or Special Grading
Area. There are no oil wells on site or adjacent to the subject site. As shown on ZIMAS,
the project site is not located in the Santa Monica Mountains Zone. The site has no
potential for Biological Resources, Mountain Lions, Monarch Butterflies. The site is not
located within a 300-foot Habitat Buffer, a County-designated Significant Ecological Area
(SEA) and/or Coastal Resource Area (CRA). The project site is not located within a
Wildland Urban Interface (WDI) or a Criterion 1 Protected Areas for Wildlife (PAWSs). The
project site is approximately 10.1 km from the nearest fault (Northridge), and is not located
within an Alquist-Priolo Fault Zone. The site is not located in an area of Landslide,
Liquefaction, Preliminary Fault Rupture Study, or Tsunami Hazard.

There are no protected trees on the site or street trees in the public right-of-way, as
disclosed in the Tree Disclosure Statement Form No. CP-4067 signed by the applicant on
May 26, 2024. Two on-site trees are proposed to be removed from the subject site, and
the applicant has requested to waive all on-site and off-site tree planting requirements.
LAMC Section 12.21 G.3 requires at least one 24-inch box tree for every four dwelling
units and may include street trees in the parkway. As such, a minimum of nine 24-inch
box size trees are required. Further, pursuant to LAMC Section 62.162, Urban
Forestry/Board of Public Works is authorized to require the planting of street trees. Per
email communication with Urban Forestry staff on October 1, 2025, one 24-inch box size
tree may be required in the public right-of-way. The decision-maker will determine
whether the applicant may waive requested on- and off-site tree planting. Prior to any
work on the right-of-way, the applicant will be required to obtain approved plans from the
Department of Public Works. As there currently is no approved right-of-way improvement
plan and for purposes of conservative analysis and the requirements of CEQA, Planning
has analyzed the worst-case potential for removal of any street trees. Note, no street tree
or protected tree may be removed without prior approval of the Board of Public
Works/Urban Forestry under LAMC Section 62.161 et seq. At the time of preparation of
this CE, no approvals have been given for any tree removals on-site or in the right-of-way
by Board of Public Works/Urban Forestry.

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

The project will be subject to the Los Angeles Municipal Code which requires compliance
with the City of Los Angeles Noise Ordinance. The project will be subject to Code
requirements regulating pollutant discharge, dewatering, stormwater mitigations; and Best
Management Practices for stormwater runoff. These requirements will ensure the project
will not have significant impacts on noise and water. Furthermore, the project does not
exceed the threshold criteria established by LADOT for preparing a transportation study.
The project site is located in an area designated under ZI-2452 — Transit Priority Area in
the City of Los Angeles, which limits the extent to which aesthetics and parking are defined
as impacts under CEQA. Interim thresholds were developed by Department of City
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Planning staff based on CalEEMod model runs relying on reasonable assumptions,
consulting with Air Quality Management District (AQMD) staff, and surveying published air
quality studies for which criteria air pollutants did not exceed the established South Coast
Air Quality Management District (SCAQMD) construction and operational thresholds.
Therefore, approval of the project would not result in any significant effects relating to
traffic, noise, air quality, or water quality.

5. The site can be adequately served by all required utilities and public services.

A significant impact would occur if the proposed project would exceed wastewater
treatment requirements of the Los Angeles Regional Water Quality Control Board
(LARWQCB). Allwastewater from the project would be treated according to requirements
of the National Pollutant Discharge Elimination System (NPDES) permit authorized by the
LARWQCB. Therefore, the proposed project would result in a less than significant impact
related to wastewater treatment requirements. As previously stated, the project would not
significantly impact water quality and would not require the expansion of water treatment
facilities. The project is not expected to increase surface water runoff or result in the need
for expanded off-site storm water drainage facilities. The project site will be adequately
served by all public utilities and services given that the construction of a 34 unit Shared
Housing Building will be on a site which has been previously developed and is consistent
with the General Plan.

Therefore, the project meets all of the Criteria for the Class 32.

CEQA SECTION 15300.2: EXCEPTIONS TO THE USE OF CATEGORICAL EXEMPTIONS

The City has further considered whether the proposed project is subject to any of the six
exceptions (listed as a-f) set forth in State CEQA Guidelines Section 15300.2, that would prohibit
the use of any categorical exemption. None of the exceptions are triggered for the reasons
discussed as follows:

A. Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project is
to be located. A project that is ordinarily insignificant in its effect on the environment may
in a particularly sensitive environment be significant. Therefore, these classes may not be
utilized where the project may impact on an environmental resource of hazardous or critical
concern where designated, precisely mapped, and officially adopted pursuant to law by
federal, state, or local agencies.

The project does not rely on Classes 3, 4, 5, 6, or 11. Therefore, the exception based on
location does not apply.

B. Cumulative Impact. The exception applies when, although a particular project may not
have a significant impact, the impact of successive projects, of the same type, in the same
place, over time is significant.

The three-story, 39 foot 6 inch in height, 34 unit, 13,937 square foot Shared Housing
Building is proposed to be used as a Residential Care Facility for the Elderly. Based on a
review of databases including the City of Los Angeles Department of City Planning ZIMAS
for nearby case approvals, the Los Angeles Department of Building and Safety (LADBS)
for recently issued permits, and Navigate LA for other entitlements requested on property
in the surrounding area, there are no similar active Shared Housing Buildings used as a
Residential Care Facility for the Elderly in the vicinity. As such, the cumulative impact of
successive projects of the same type in the same place, over time, would not be
significant.
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F. Historical Resources. Projects that may cause a substantial adverse change in the
significance of an historical resource.

The project site has not been identified as a historic resource by local or state agencies,
and the project site has not been determined to be eligible for listing in the National
Register of Historic Places, California Register of Historical Resources, or the Los Angeles
Historic-Cultural Monuments Register, and/or any local register according to the City’s
HistoricPlacesLA website. Based on this, the project will not result in a substantial adverse
change to the significance of a historic resource and this exception does not apply.

In conclusion, since the project meets all of the requirements of the categorical exemption set
forth at CEQA Guidelines, Section 15332 and none of the applicable exceptions to the use of the

exemption apply to the project, it is appropriate to determine this project is categorically exempt
from the requirements of CEQA.
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