
DEPARTMENT OF CITY PLANNING 

RECOMMENDATION REPORT 
 

 
South Los Angeles  
Area Planning Commission 

Case No.:  AA-2014-3308-PMLA-SL-M1 
CEQA No.: ENV-2014-3310-MND 
Incidental Cases:  None 
Related Cases: ZA-2014-3309-CU-SPP-

CCMP 
Council No.: 9 – Price  
Specific Plan:  North University Park 
Plan Area: South Los Angeles  
Certified NC: Empowerment Congress 

North Area 
GPLU: Low Medium II Residential 
Zone: RD1.5-1-O 
 
Applicant: 
 
 
 

Henry Fan 
Ursa Major Holdings, LLC 
181 South Marengo Ave #16 
Pasadena, CA 91101 
 

Representative: Aaron Belliston 
BMR Enterprises 
5405 Wilshire Boulevard  
Suite 300 
Los Angeles, CA 90036 
 

Appellant A: James Childs, West Adams 
Heritage Association (WAHA) 

Appellant B: Craig Fajnor 
 

 
Date:      September 5, 2017                  

 

Time:      After 4:30 P.M.  
Place:     Mark Ridley-Thomas 
               Constituent Service Center 
               8475 South Vermont Avenue  

 

  
Public Hearing: Required  
Appeal Status: No further appealable    
Last Day to Act:   
 
 
 
 
 
 
 
 
 
  

 

   
PROJECT 
LOCATION: 1227 West 27th Street 
  
PROPOSED 
PROJECT: 

A Preliminary Parcel Map to allow a Small Lot subdivision to divide one lot into four ‘small 
lots’, with one dwelling unit each, in the RD1.5-1O Zone.  
 

APPLICANT 
REQUEST: 

Pursuant to Section 17.50 of the Los Angeles Municipal Code (LAMC) and the Small Lot 
Subdivision Ordinance No. 176,354, the consideration of a Preliminary Parcel Map to 
subdivide one (1) lot into four (4) lots in order to construct four (4) single-family small lot 
subdivision units. 

 
APPELLANT 
ACTION: 

Appeal from the entire decision by the Deputy Advisory Agency in approving Parcel Map 
AA-2014-3308-PMLA. 
 

RECOMMENDED ACTIONS:   
 

1. Find, pursuant to CEQA Guidelines Section 15074(b), after consideration of the whole of 
the administrative record, including the Mitigated Negative Declaration, No. ENV-2014-
3310-MND (“Mitigated Negative Declaration”), and all comments received, with the 
imposition of mitigation measures, there is no substantial evidence that the project will 
have a significant effect on the environment; FIND the Mitigated Negative Declaration 
reflects the independent judgment and analysis of the City; FIND the mitigation measures 
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have been made enforceable conditions on the project; and ADOPT the Mitigated 
Negative Declaration and the Mitigation Monitoring Program prepared for the Mitigated 
Negative Declaration. 

2. Grant in part the appeal and deny in part and amend Condition 7.a;
3. Sustain the action of the Deputy Advisory Agency in Approving AA-2014-3308-PMLA;

and
4. Adopt the findings of the Deputy Advisory Agency.

VINCENT P. BERTONI, AICP 
Director of Planning 

Approved by: Reviewed by: 

\Nee� J(µN� 
Debbie Lawrence, AICP, Senior City Planner 

Reviewed by: 

,£, 
L

Prepared by: 

Jose Carlos Romero-Navarro, City Planner ciate 

ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since 
there may be several other items on the agenda. Written communications may be mailed to the City 
Planning Commission Secretariat, 200 North Spring Street, Room 272, Los Angeles, CA 90012 (Phone 
No.213-978-1300). While all written communications are given to the Commission for consideration, the 
initial packets are sent to the Commission 10 days prior to the Commission=s meeting date. If you 
challenge these agenda items in court, you may be limited to raising only those issues you or someone 
else raised at the public hearing agendized herein, or in written correspondence on these matters delivered 
to this agency at or prior to the public hearing. As a covered entity under Title II of the Americans with 
Disabilities Act, the City of Los Angeles does not discriminate on the basis of disability, and upon request, 
will provide reasonable accommodation to ensure equal access to its programs, services and activities. 
Sign language interpreters, assistive listening devices, or other auxiliary aids and/or other services may 
be provided upon request. To ensure availability of services, please make your request not later than 
three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-
1300. 



AA-2014-3308-PMLA       Page 3 
 

 

TABLE OF CONTENTS 
 

 

Background ................................................................................................................... 4 

 

The Appeal ..................................................................................................................... 5 

 

Staff Response / Comments  ........................................................................................ 6 

 

Recommendation  ......................................................................................................... 9 

 

 
 
Exhibits: 

A. Vicinity Map 

B. Radius Map 

C. Preliminary Parcel Map and Site Plan  

D. Aerial Image  

E. Parcel Profile Report 

F. Deputy Advisory Agency Letter of Decision 

G. Appeal Applications 

H. Mitigated Negative Declaration and Mitigation Monitoring Program 

I. Historic Resources Technical Report   

 

 



AA-2014-3308-PMLA  Page 4 
 

 

STAFF APPEAL REPORT 
 
BACKGROUND 
 
The subject property, located on the northwest corner of West 27th Street and Orchard Avenue, 
is a flat, rectangular shaped lot, having a depth of approximately 138 feet and a width of 
approximately 54 feet.  The subject property is currently developed with a one-story duplex.  The 
adopted South Los Angeles Community Plan designates the subject property as Low Medium II 
Residential with a corresponding zoning district of RD1.5-1.  The properties located immediately 
adjacent to the north, east, south and west of the subject property are also located in the RD1.5-
1 zoning district with a land use designation of Low Medium II Residential.  The subject property 
is surrounded by a mix of residential densities including one and two-story single-family units, 
duplexes, and 3 to 16 unit multi-family developments. West 27th Street and Orchard Avenue are 
designated as Local Streets in the Mobility Plan 2035.   
 
The project involves the demolition of a one-story duplex and subdivision of a single lot to create 
four lots and the construction of a single family dwelling unit on each new lot.  The new dwelling 
units will be designed in the Italianate architectural style and designed to appear as two building 
masses instead of four.  The structures will be 37-feet 6-inches in height.  The roof of the structure 
will have a rooftop garden accessible via stair circulation.  The staircase enclosure will extend the 
height of the building to 45-feet 10-inches.  The structures will have vehicular access from Orchard 
Avenue, using an existing curb cut and driveway apron. 
 
The proposed project requires a Project Permit Compliance Review with the North University Park 
(NUP) Specific Plan, a Conditional Use to permit dwelling units having five or more habitable 
rooms within the North University Park-Exposition Park-West Adams Neighborhood Stabilization 
Overlay District, and a Certificate of Compatibility to allow the demolition of a non-contributing 
duplex and the construction of four single family dwellings.   
 
The North University Park Specific Plan was established by the City of Los Angeles in 1983 
covering the area between Hoover Street, 30th Street, Vermont Avenue and Adams Boulevard.  
The intent of the Specific Plan is to protect and enhance the unique and irreplaceable assets of 
the City and the North University Park neighborhood. 
 
The Department of Building and Safety records indicate that the existing units were built in 1949.  
While the structure is over 45 years old, it is not designated as historic or potentially historic 
structures under the City’s Survey LA study.  In 1983, at the time of the Historic Resources Survey, 
the property was designated as a non-contributing feature in the Specific Plan area on the basis 
that the structure was built in 1949, outside the period of significance.  Furthermore, the project 
site is not located in a Historic Preservation Overlay Zone.    
 
The project site is located within the North University Park-Exposition Park-West Adams 
Neighborhood Stabilization Overlay (NSO) District. The NSO requires that projects consisting of 
at least one unit with 5 or more habitable rooms meet development regulations, including but not 
limited to providing parking spaces in addition to the LAMC parking requirements. The dwelling 
shall have the following number of habitable rooms and covered parking spaces: 
 

Lot 1: One dwelling unit: Six habitable rooms:  Four parking spaces  
Lot 2: One dwelling unit: Six habitable rooms:  Four parking spaces 
Lot 3: One dwelling unit: Six habitable rooms:  Four parking spaces 
Lot 4: One dwelling unit: Six habitable rooms:  Four parking spaces 
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A total of sixteen parking spaces are provided, and will be accessible via a shared driveway that 
fronts Orchard Avenue.  A planting plan is provided that shows all areas not covered by buildings, 
pathways, driveways, and hardscape, will be landscaped.   
 
The proposed residential use is consistent with the underlying zoning district.  No deviations from 
the zoning code have been requested or granted herein; the proposed height, area, and density 
are all permitted by right and do not require any relief from zoning regulations.   
 
The project requires a Certificate of Compatibility from the North University Park Design Review 
Board (DRB).  The proposed project involves the construction of four new structures designed to 
appear as two structures in the Italianate architectural style, which existed during the Plan Area’s 
Period of Significance and meets the Specific Plan requirements of styles existing in the Plan 
Area prior to 1941.   
 
The subject site is located within and subject to the South Los Angeles Alcohol Sales Specific 
Plan and Neighborhood Stabilization Ordinance. The provisions of this ordinance do not apply to 
the proposed lot layout.     
 
On September 5, 2014, the applicant filed a separate entitlement request, under case no. ZA-
2014-3295-CU-SPP-CCMP requesting Zoning Administrator approval for a Conditional Use 
Permit under the NSO and Project Permit Compliance with the NUP Specific Plan.    
 
On July 20, 2016, the Deputy Advisory Agency’s issued an approval on the Preliminary Parcel 
Map contingent upon the concurrent conditional use and project compliance approvals.  Two 
appeals were filed in a timely manner. 
  
On August 15, 2017, the Zoning Administrator issued a decision approving case no. ZA-2014-
3295-CU-SPP-CCMP.  The Zoning Administrator’s determination will become final after August 
30, 2017 unless an appeal is filed with the Department of City Planning.  At the time of preparing 
this report, no appeals have been received.   
 
 
APPELLANT A: 
 
The decision by the Deputy Advisory Agency was appealed on August 1, 2016 by James Childs, 
representing West Adams Historic Association (WAHA). In his appeal application, the appellant 
states that the Deputy Advisory Agency erred and abused his discretionary authority upon 
approving the proposed subdivision case.  The following is a summary of the appeal points and 
staff responses. 
 
Appeal Point No. 1: The Advisory Agency improperly made the project’s Subdivision 
Findings. 
 
 
The appellant contends that the DAA erred in making the Subdivision Findings (a) Proposed map 
is consistent with applicable general and specific plans, (b) The design and improvement of the 
proposed subdivision are consistent with applicable general and specific plans and (c) The site is 
physically suitable for the proposed type of development.  The appellant further argues that the 
language in the findings is not adequate, and as such does not support the DAA’s approval of the 
project.   
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Staff Response:  
 
(a) PROPOSED MAP IS CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC 

PLANS 
 

The appellant contends that the DAA erred in the findings by omitting language relate to 
compliance with the North University Park-Exposition Park-West Adams Neighborhood 
Stabilization Overlay District (NSO).  Further, the DAA findings are inadequate because 
consistency with the North University Park Specific Plan is deferred to a future action by 
the Zoning Administrator.   
 
The North University Park Exposition Park-West Adams Neighborhood Stabilization 
Overlay District is an ordinance (a Community Plan implementation tool) that requires a 
conditional use approval for the development of dwelling units in the RD1.5 that create at 
least one dwelling unit with five or more habitable rooms.  The approval of the conditional 
use is at the discretion of Zoning Administrator after a public hearing.  Consistency with 
the North University Park Exposition Park-West Adams Neighborhood Stabilization 
Overlay District will be established with the Zoning Administrator case ZA-2014-3308-CU-
SPP-CCMP.   
 
The concurrent Zoning Administrator’s entitlement was not before the Advisory Agency 
and the conditional use is under the authority of the Zoning Administrator.  In approving 
the parcel map, the DAA required that prior to the issuance of building permits and filing 
of the Final Map, the applicant be required to obtain approval by the Zoning Administrator 
for Case No. ZA-2014-3308-CU-SPP-CCMP.  The Advisory Agency has the authority 
pursuant to Section 17.03 (applicable to any subdivision requests) to make the map 
conditions consistent with the final decision maker’s action of a related application, in this 
case the related case is ZA-2014-3308-CU-SPP-CCMP.  Additionally, regardless of the 
preliminary parcel map requirements, it has been policy and historic practice for the 
Advisory Agency to approve subdivision cases contingent on related and concurrent 
cases.   
 
The DAA finding is adequate. 
 

(b) THE DESIGN AND IMPROVEMENT OF THE PROPOSED SUBDIVISION ARE 
CONSISTENT WITH APPLICABLE GENERAL AND SPECIFIC PLANS. 

 
The appellant contends that the project’s building design is not in “full” compliance with 
the South Los Angeles Community Plan. The appellant states that under this finding, the 
DAA should have included statements that relate to the project’s compatibility to the 
surrounding neighborhood, character, scale and density.   
 
Under the California Subdivision Map Act, this finding specifically relates to the physical 
subdivision of lots (lot layout), infrastructure improvement required to further the health, 
welfare and safety of the community. The design reference is related to the overall layout 
of the subdivision, access to and from the lot, circulation within, and need of city services 
resulting from the subdivision. The concept of “design” as defined in the California 
Subdivision Map Act, Section 66418, and Section 17 of the LAMC. Section 66418 of the 
Subdivision Map Act is specific to subdivision of land, and is not meant to refer to design 
of buildings, or architectural of historic compatibility or design.  The California Subdivision 
Map Act, Government Code 66418, defines ‘design’ as follows: 
 

Government Code 66418.  "Design" means: (1) street alignments, grades and 
widths; (2) drainage and sanitary facilities and utilities, including alignments and 
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grades thereof; (3) location and size of all required easements and rights-of-way; 
(4) fire roads and firebreaks; (5) lot size and configuration; (6) traffic access; (7) 
grading; (8) land to be dedicated for park or recreational purposes; and (9) other 
specific physical requirements in the plan and configuration of the entire 
subdivision that are necessary to ensure consistency with, or implementation of, 
the general plan or any applicable specific plan as required pursuant to Section 
66473.5. 

 
The DAA’s consideration of the Parcel Map includes review of the overall subdivision as 
it relates to the infrastructure components as listed above. Most of the infrastructure 
components of the subject project are included as conditions of approval in the Advisory 
Agency Letter of Decision. City Agencies provide the necessary reports to the Advisory 
Agency to precisely address this design consistency mandate. Bureau of Engineering, 
Building & Safety Grading and Zoning Divisions, Department of Transportation, Fire 
Department, Department of Recreation and Parks, and other City and Utility agencies 
reviewed the proposed parcel map request and provided their recommendations to the 
Advisory Agency.   
 
The DAA considered the proposed type of development as it directly relates to impacts on 
City’s infrastructure.  The DAA relies on the expertise of the various City Agencies (Bureau 
of Engineering, Department of Transportation, Fire Department, Building and Safety, etc.) 
in areas such as drainage, utilities, street alignments, fire roads, easements, traffic access, 
grading, etc.  
 
The appellant incorrectly states that the DAA erred in omitting language related to 
compliance with the South Los Angeles Community Plan.  The appellant  states that under 
this finding, the DAA should  have  stated the project’s language in the Community Plan 
as it relates to historic issues, neighborhood character, scale and density of structures 
adjacent to historic buildings, and the need to preserve rehabilitated historic areas.  The 
infrastructural components recommended by City agencies were incorporated in the 
decision letter and support the proposed improvement. The Advisory Agency has no 
jurisdiction on the architecture or design of a building.  Nonetheless, The DAA decision 
conditioned the approval of the Parcel Map to an affirmative approval for the related 
Zoning Administrator case ZA-2014-3308-CU-SPP-CCMP. 
 
The DAA finding is adequate. 
 

(c) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED TYPE OF 
DEVELOPMENT. 
 
The appellant contends widening of Orchard Avenue does not conform to the North 
University Park Specific Plan and could adversely impact the historic character of the 
neighborhood.    
 
Staff concurs with the appellant.  On June 17, 2017, the City of Los Angeles adopted 
Ordinance No. 184,903 intended to protect and enhance the use of buildings, structures 
and areas, which are reminders of the City’s history that are unique and irreplaceable 
assets to the City and its neighborhoods, or which are worthy examples of past 
architectural styles.   
 
Subsequently, the Deputy Advisory Agency approved a Parcel Map Modification AA-2014-
3308-PMLA-SL-M1 to waive a road widening along Orchard Avenue, but retaining a 
condition to upgrade damaged/broken sidewalks at the discretion of the Bureau of 
Engineering and consistent with the North University Park Specific Plan provision F.1.I. 
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The finding is still adequate since at the time the DAA approved the subdivision, the road 
widening and improvements were consistent with the Mobility Plan 2035.   Under 
Ordinance No. 184,903, the Director of Planning has authority to waive street 
improvements in conformance with historic resources of the LAMC Section 12.20.3.C, 
which reads: Any street, or portion thereof, located within or sharing a boundary with a 
Preservation Zone(s), is not subject to the street dedication and/or improvement 
requirements as set forth in Sections 12.37 A. - C. and 17.05 of the Los Angeles Municipal 
Code unless requested by the Director of Planning, provided that the existing sidewalk(s) 
is in compliance with any accessibility guidelines within the public right-of-way that are 
adopted to comply with Title II of the Americans with Disabilities Act..   

 
Appeal Point No. 2: The appellant contends that the DAA erred in making the CEQA 
Findings of Fact 
 
The Appellant contends the Letter of Determination did not address the public comments received 
on the Mitigated Negative Declaration (ENV-2014-3310-MND) released for public review on 
September 23, 2015.   

 
Staff Response  
 
On September 23, 2015, the Department of City Planning released a Mitigated Negative 
Declaration for a Small Lot subdivision to divide one lot into four “small lots” with one dwelling unit 
per lot, each with more than five habitable rooms, in the RD1.5-1 zone. On October 22, 2015, a 
public hearing was held on the proposed Small Lot subdivision.  During the public comment period 
and at the public hearing, testimony was given on the inadequacy of cultural resources 
assessment on potential impacts to the historic character in the MND.   
 
As a result, the Deputy Advisory Agency instructed staff to revise the MND to include additional 
cultural resource analysis.  On May 26, 2016, the revised MND was re-circulated for public review 
and comments.  Subsequently, on July 20, 2016, based on the entirety of the public record, the 
Deputy Advisory Agency issued a decision letter approving with conditions the Preliminary Parcel 
Map. 
 
The DAA finding is adequate. 
 
APPELLANT B: 
 
The decision by the Deputy Advisory Agency was appealed on August 4, 2016 by Craig Fajnor. 
The following is a summary of the appeal statement and staff responses. 
 
Appellant’s Statement: 
 
In his appeal application, the appellant states that the Deputy Advisory Agency, erred and abused 
his discretionary authority upon approving the widening of Orchard Avenue which could adversely 
impact historic properties and the historic character of the neighborhood.  
 
Appeal Point No. 1: Historic Street Character Concerns  
 
The proposed widening of Orchard Avenue could adversely impact the historic character of the 
neighborhood.   Widening of the roadway would encroach into this historic setback and would 
materially impact a character-defining feature of these historic district contributors.   
 
Staff Response: 
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Staff concurs with the appellant.  On June 17, 2017, the City of Los Angeles adopted Ordinance 
No. 184,903 intended to protect and enhance the use of buildings, structures and areas, which 
are reminders of the City’s history that are unique and irreplaceable assets to the City and its 
neighborhoods, or which are worthy examples of past architectural styles.  LAMC Section 
12.20.3C provides that any street, or portion thereof, located within or sharing a boundary with a 
Preservation Zone(s), is not subject to the street dedication and/or improvement requirements as 
set forth in Sections 12.37 A-C and 17.05 unless requested by the Director of Planning.   
 
Subsequently, the Deputy Advisory Agency approved a parcel map modification to waive a road 
widening along Orchard Avenue, but retaining a condition to upgrade damaged/broken sidewalks 
at the discretion of the Bureau of Engineering and consistent with the North University Park 
Specific Plan provision F. 1. I. 
 
The finding is still adequate since at the time the DAA approved the subdivision, road widening 
and improvement were consistent with the Mobility Plan 2035.   Under the new ordinance, the 
Director of Planning has authority to waive street improvements in conformance with historic 
resources of the City.    
 
STAFF RECOMMENDATION  
 
In consideration of the foregoing, it is submitted that the Deputy Advisory Agency acted 
reasonably in approving Parcel Map AA-2014-3308-PMLA-SL.  Staff recommends that the appeal 
be granted in part and that the action of the Deputy Advisory Agency in approving the Parcel Map 
AA-2014-3308-PMLA-SL be sustained and that Condition 7a be modified as follows: 
 
7a. At the discretion of the Bureau of Engineering and consistent with North University 

Park Specific Section F.1.I, improve Orchard Avenue adjoining the subdivision by the 
re-construction of the following: 

 
(1) A concrete curb, a concrete gutter, a 5-foot wide concrete sidewalk in a 10-foot 

wide border planting and trees and landscaping of in the parkway. 
 

(2) Suitable surfacing to join the existing pavement and to complete a 20-foot wide 
half roadway. 

 
(3) Any necessary removal and reconstruction of the existing improvements. 

 
(4) The necessary transition to join the existing improvements.   
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