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PROJECT 
LOCATION: 

1300 South Westwood Boulevard  

  
PROPOSED 
PROJECT: 

The project proposes the construction of a seven-story building with 31 residential units, with a 
maximum building height of 75 feet. The project includes one level of subterranean parking 
consisting of 12 parking spaces with driveway access off the alley. The proposed project 
encompasses 25,693 square feet of floor area, with a maximum Floor Area Ratio (“FAR”) of 
3.89:1. The site is currently developed with a parking lot built in 1975, which will be demolished 
for the project. The project will involve grading of approximately 3,000 cubic yards of soil. 

 
REQUEST: The Appeal of the Director of Planning’s determination conditionally approving a Transit Oriented 

Communities Compliance Review, pursuant to Los Angeles Municipal Code (“LAMC”) Section 
12.22 A.31.  

 
RECOMMENDED ACTIONS:   
1. Deny the appeal of DIR-2019-2789-TOC; 
2. Adopt the Director of Planning’s Conditions of Approval, Findings, and Exhibit “A” as modified herein.  
3. Determine that, based on the whole of the administrative record as supported by the justification 

prepared and found in the environmental case file, the Project is exempt from the California 
Environmental Quality Act (“CEQA”) pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), 
and there is no substantial evidence demonstrating that any exceptions contained in Section 15300.2 of 
the State CEQA Guidelines, regarding location, cumulative impacts, significant effects or unusual 
circumstances, scenic highways, or hazardous waste sites, or historical resources applies.  
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PROJECT ANALYSIS 
 
APPELLATE DECISION BODY 
 
Pursuant to Section 12.22.A.31 and 12.22 A.25 of the Los Angeles Municipal Code (“LAMC”), 
appeals of Transit Oriented Communities Compliance Affordable Housing Incentive Program 
cases are heard by the City Planning Commission. The appellate decision of the City Planning 
Commission is final. 
 
PROJECT SUMMARY 
 
On September 10, 2020, the Director of Planning approved a Transit Oriented Communities 
Affordable Housing Incentive Program Compliance Review for a project totaling 31 dwelling units, 
reserving 4 units for Extremely Low-Income household occupancy for a period of 55 years, with 
Tier 4 Base Incentives and three (3) Additional Incentives, for increased height (30 foot height 
increase and transitional height), reduced yards, and reduced open space.   
 
The project proposes the demolition of the existing parking lot and the new construction of a 
seven-story building with 31 residential units, with a maximum building height of 75 feet. The 
project includes one level of subterranean parking consisting of 12 parking spaces with driveway 
access off the alley. The proposed project encompasses 25,693 square feet of floor area, with a 
maximum Floor Area Ratio (“FAR”) of 3.89:1. The site is currently developed with a parking lot 
built in 1975. There is no active affidavit for the property to provide parking spaces for nearby 
businesses. The project will require a haul route to export the grading of approximately 3,000 
cubic yards of soil. The Department of Building and Safety, Grading Division issued a Geology 
and Soils Report Approval letter on May 23, 2019 (Log No. 108317) which details conditions of 
approval that must be followed. No trees will be removed from this existing site. There are two 
existing street trees located on Wellworth Avenue and those trees will not be removed. On August 
8, 2018, an application for a Building Permit Number 18010-10000-03175 was submitted by the 
applicant to the Department of Building and Safety for a 33-unit Tier 4 TOC project. The building 
permit is pending and has not been issued at the time of preparing this report. 
 
The approved project plans are provided as Exhibit “A”, the Determination is provided as Exhibit 
“B”, and the Environmental Clearance is provided as Exhibit “C” herein. The appeal period ended 
on September 25, 2020. On September 23, 2020, an appeal was filed by an adjacent property 
owner.  
 
Pursuant to the Transit Oriented Communities Affordable Housing Incentives Program, the project 
was determined eligible for the following three (3) Base Incentives which are granted by-right for 
eligible TOC projects, and requested the following three (3) Additional Incentives to construct the 
proposed project: 
 
Tier 4 Base Incentives: 
 

a. Residential Density. A 72.22 percent increase in the maximum density to permit a 
total of 31 dwelling units, in lieu of 18 units as otherwise permitted by the C4 base 
density; and 

 
b. Floor Area Ratio (FAR). A maximum FAR of up to 3.89:1 in lieu of 1.5:1 as otherwise 

permitted by LAMC Section 12.21.1 A.1; and 
 

c. Parking. No parking is required per dwelling units per TOC Guidelines; and 
 



 
 
 

 

Tier 4 Additional Incentives: 
 

a. Height and Transitional Height. A 30-foot increase in the building height, allowing 75 
feet in lieu of the maximum 45 feet otherwise allowed by the C4-1VL-POD Zone; and 
Transitional Height per TOC Guidelines; and 

 
b. Yard/Setback.  A reduction in the required side and rear yards to allow RAS3 yards 

allowing 5-foot side yards in lieu of the required 10-foot side yard and a 15-foot rear 
yard in lieu of 19-foot rear yard otherwise required by the LAMC Section 12.11-C; and 

 
c. Open Space. A maximum 25 percent decrease from the open space requirement, 

allowing 2,457 square feet in lieu of 3,275 square feet. 
 
BACKGROUND 
 
Subject Property 
 
The project site is in the Westwood Community Plan Area on the southeast corner at the 
intersection of Westwood Boulevard and Wellworth Avenue with frontage along the eastern side 
of Westwood Boulevard. The project site is a rectangular shaped and flat corner lot that is 
approximately 6,608 square feet (7,108 square feet including half-alley). The project lot is 50 feet 
wide along the east side of Westwood Boulevard and a depth of approximately 136 feet along the 
south side of Wellworth Avenue, consistent with the lot width requirements of the C4 Zone. The 
site is currently developed with a parking lot. There are no known designated historic resources 
or cultural monuments on the subject site. The project abuts a 20-foot wide alley located at the 
rear of the project. 
 
Zoning and Land Use Designation 
 
The site is zoned C4-1VL-POD, with a General Plan designation of Neighborhood Commercial. 
The Westwood Community Plan Map designates the site for Neighborhood 
Commercial/Neighborhood Office Commercial land use with corresponding zones of C1, C1.5, 
C2, C4, RAS3, and RAS4. The property is currently zoned C4-1VL-POD which is consistent with 
the land use designation. Height District No. 1VL allows a 45-foot building height and a by-right 
Floor Area Ratio (FAR) of 1.5:1. The property is located in the West Los Angeles Transportation 
Improvement and Mitigation Specific Plan (WLA TIMP, Ordinance 171,492) which is administered 
by the Department of Transportation and was amended on June 28, 2019 (Ordinances 186,105 
and 186,108). However, the subject entitlement case was deemed complete on June 4, 2019, 
prior to the effective date of the amendment. Therefore, the amendment and related ordinances 
do not apply to the subject project. The site is also within the City of Los Angeles Transit Priority 
Area (Zoning Information "ZI" File No. 2452) and the Westwood Pedestrian District Overlay 
(Ordinance 174,260 effective November 17, 2001). 
 
The Westwood Boulevard Pedestrian Oriented District (POD) was enacted through Ordinance 
174,260, effective November 17, 2001. The POD established the POD suffix on the project site. 
The POD is a Supplemental Use District per LAMC Section 13.07 and contains additional 
regulations for building frontages, prohibited uses, parking, landscaping, signage, and utilities. 
Projects in the POD require a clearance from the Department of City Planning prior to the issuance 
of any permit for construction, relocation, addition, change of use, or exterior alteration of a 
building facade facing Westwood Boulevard {ZI File No. 2296). 
 
 
 



 
 
 

 

Surrounding Uses / Transit 
 
Surrounding properties along Westwood Boulevard are zoned C4-1VL-POD. The properties 
adjoining the project site along Westwood Boulevard are developed with one- and two-story 
commercial businesses, retail, and offices. The property is located two blocks south of the 
intersection of Wilshire Boulevard and Westwood Boulevard which is improved with commercial 
high-rise buildings. The existing property is developed with a parking lot. The properties to the 
east of the alley located at the rear of the property are zoned R1-1 and are improved with single- 
family residences. Further northeast is the Westwood Gardens Park.   
 
The subject site is located within 750 feet from the future Metro Purple Line Rail and the existing 
Metro Rapid 720 bus line. The subject property is therefore located in Tier 4 of the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines (TOC Guidelines), as indicated 
on the TOC Referral Form dated on February 11, 2020. 
 
Transit Oriented Communities 

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of 
the Measure instructed the Department of City Planning to create the Transit Oriented 
Communities Affordable Housing Incentive Program. The measure required that the Department 
adopt a set of TOC Guidelines, which establishes incentives for residential and mixed-use 
projects located within ½ mile of a major transit stop. Major transit stops are defined under existing 
State law. 

The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines) released on 
September 22, 2017, and amended on February 26, 2018, establish a tier-based system with 
varying development bonuses and incentives based on a project's distance from different types 
of transit. The largest bonuses are reserved for those areas in the closest proximity to significant 
rail stops or the intersection of major bus rapid transit lines. Required affordability levels are 
increased incrementally in each higher tier. The incentives provided in the TOC Guidelines 
describe the range of bonuses from particular zoning standards that applicants may select. 

The project qualifies for the Transit Oriented Communities ("TOC") Affordable Housing Incentive 
Program, which allows a variety of incentives for increased density, height, and floor area, among 
others, for Eligible Housing Projects. 

The subject site is located within 750 feet from the future Metro Purple Line Rail and Metro Rapid 
720 bus line. The subject property is therefore located in Tier 4 of the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines (TOC Guidelines), as indicated 
on the TOC Referral Form dated on February 11, 2020. 

Tier 4 Incentives would require On-Site Restricted Affordable Units at the rate of 11 percent 
Extremely Low Income, 15 percent Very Low Income, or 25 percent Lower Income of total units. 
The project is providing 11 percent Extremely Low-Income Units of total units and is therefore 
eligible for Base Incentives. Furthermore, up to three Additional Incentives may be granted for 
projects that include at least 11 percent of the base units for Extremely Low Income, 15 percent 
for Very Low Income, and 30 percent for Lower Income. The project is providing 11 percent of the 
base units as Extremely Low-Income Units and is, therefore, eligible for three Additional 
Incentives. 

The project is eligible for the following Tier 4 Base Incentives, which are granted by-right for 
eligible TOC projects: 



 
 
 

 

a. Density. Increase the maximum allowable number of dwelling units permitted by up to 80 
percent. 

The C4 Zone allows for a maximum residential density consistent with the R4 Zone 
requirements of one dwelling unit per 400 square feet of lot area. The subject site has a lot 
area of 6,608 square feet (7,108 square feet including half-alley) for a maximum base 
density of 18 units. The TOC Guidelines allow an 80 percent increase and round base 
density up to the next whole number. The maximum allowed density for the subject site 
under the Tier 4 Base Incentive for density would be 33 units. The project is proposing 31 
units. 

b. Floor Area Ratio. Percentage increase in commercial zones resulting in at least a 4.25:1 
FAR. 

In the C4 Zone in Height District 1VL, the LAMC allows for a maximum FAR of 1.5:1. LAMC 
Section 12.03 states, "Buildable Area" is, "all that portion of a lot located within the proper 
zone for the proposed main building, excluding those portions of the lot which must be 
reserved for yard spaces, building line setback space, or which may only be used for 
accessory buildings or uses." The project has a buildable lot area of 6,608 square feet and 
therefore is allowed a by-right floor area of 10,662 square feet with a 1.5:1 FAR The TOC 
Guidelines allow a maximum floor area of 30,209 square feet with a 4.25:1 FAR, and the 
project is proposing 25,693 square feet at a 3.89:1 FAR, which is consistent with the TOC 
requirements. 

c. Parking. Parking for all residential units in an Eligible Housing Development for a Tier 4 
project shall not be required. 

Projects located in Tier 4 TOC Affordable Housing Incentive Area are not required to 
provide parking for residential units. The project is an Eligible Housing Development and is 
providing 12 parking spaces and therefore exceeding the required amount of parking 
spaces. 

Pursuant to the TOC Guidelines, the project is eligible for, and has been granted three (3) Tier 4 
Additional Incentives to construct the proposed project: 

a. Yard/Setback. In any Commercial zone, Eligible Housing Developments may utilize any 
or all the yard requirements for the RAS3 zone per LAMC 12.10.5. 

The side yards are consistent with the RAS3 yard incentive. The project is providing 5- 
foot side yards in lieu of 10-foot side yards and 15-foot rear yard in lieu of 19-foot rear 
yard. The project is consistent with TOC Guidelines. 

b. Open Space. A maximum 25 percent reduction from the open space requirement, 
allowing 2,457 square feet in lieu of 3,275 square feet. 

c. Height Incentives. A 30-foot increase in the building height, allowing a maximum of 75 
feet in lieu of the 45 feet otherwise allowed by the C4-1VL-POD zone. 

The table below provides a summary of the relevant and underlying LAMC provisions for the 
subject property and requested TOC Base and Additional Incentives: 
 
 
 



 
 
 

 

Incentives Otherwise 
Allowed/Required 

TOC Guidelines Proposed 

Density 18 33 31 
FAR 1.5:1 4.25:1 3.89:1 
Parking Spaces 47  0 12 parking spaces 
Open Space 3275 2457 2457 

Height 45' 78' and Transitional 
Height 

75' and Transitional 
Height 

 

 

Yard Incentives Otherwise Required TOC Guidelines Proposed 

Front Yard 0' 0' 0' 

Rear Yard 19' 15' 15' 

Side Yard 10' 5' 5' 

 

Housing Replacement  

On September 27, 2014, Governor Jerry Brown signed Assembly Bill (AB) 2222, as amended by 
AB 2556 on August 19, 2016, to amend sections of California’s Density Bonus Law (Government 
Code Section 65915). AB 2556 requires applicants of Density Bonus projects filed as of January 
1, 2015, to demonstrate compliance with the housing replacement provisions which require 
replacement of rental dwelling units that either exist at the time of application of a Density Bonus 
project or have been vacated or demolished in the five years preceding the application of the 
project. This applies to all pre-existing units that have been subject to a recorded covenant, 
ordinance, or law that restricts rents to levels affordable to persons and families of lower or very 
low income; subject to any other form of rent or price control; or occupied by Low or Very Low-
Income Households.  

Pursuant to the Determination made by the Los Angeles Housing and Community Investment 
Department (HCIDLA) dated November 27, 2018, determined no residential units were built and 
demolished on the property, and the site has maintained its commercial use for the last five years; 
therefore, no AB 2556 replacement affordable units are required.  

  



 
 
 

 

APPEAL ANALYSIS 
 
One appeal was filed in a timely manner within the appeal period ending on September 25, 2020, 
by an abutting property owner, George Merkert (represented by Laura Lake, Fix the City).  
 
The following is a summary of the appeal points and staff’s response. The full appeal application 
and documents are provided in Exhibit “E” and summarized as follows: 
 
APPEAL POINT 1: Measure JJJ Violations and TOC Housing Incentive Conformance 
 
Appeal Point 1-A:  The proposed project was granted discretionary TOC incentives outside of 

the authority of Section 6 of Measure JJJ. TOC is limited to three ministerial 
incentives based on the underlying zone, not on TOC "Tiers." JJJ did not 
authorize additional discretionary incentives nor did it authorize TOC Tiers. 
The proposed project violates the Labor Standard of Measure JJJ.   

 
Staff Response:  
 
On November 8, 2016, the City of Los Angeles voters approved Measure JJJ. Measure JJJ 
established LAMC Section 12.22 A.31 to create a new transit-based affordable housing incentive 
called the Transit Oriented Communities Affordable Housing Incentive Program (TOC Program). 
The Measure required the Department of City Planning to create TOC Affordable Housing 
Incentive Program Guidelines (TOC Guidelines) for all Housing Developments located within a 
one-half mile radius of a Major Transit Stop. These Guidelines provide the eligibility standards, 
incentives, and other necessary components of the TOC Program consistent with LAMC 12.22 
A.31. The TOC Program became effective on September 22, 2017, and was subsequently revised 
on February 26, 2018. 
 
The Department of City Planning structured the Guidelines to provide levels of incentives linked 
to the quality and proximity of a transit stop. This strategy results in a system that provides 
different levels of development for a project located a half-mile from a regular bus line than for 
one located adjacent to a Metro Rail Station. To reflect these important distinctions a Tier-based 
system classifies eligible areas into TOC Tiers depending on the project’s distance from different 
types of transit service. All incentives and tiers are in proportion to the affordable housing 
requirements outlined in JJJ and the development incentives in the City’s current Density Bonus 
program. The specific incentives offered through the program are determined by the TOC 
Guidelines and are consistent with the provisions of Measure JJJ, including up to either two or 
three Additional Incentives, depending on the percent of affordable housing provided. Projects 
that adhere to the labor standards required in LAMC 11.5.11 may be granted two Additional 
Incentives from the menu in Section VII of the TOC Guidelines, for a total of up to five Additional 
Incentives. The project is only seeking three Base Incentives and three Additional Incentives and 
is therefore not required to adhere to the labor standards in LAMC 11.5.11. 
 
A qualifying TOC Project shall be granted Base Incentives concerning increased residential 
density, increased floor area ratio, and reduced automobile parking requirements, which are 
granted by-right. In addition to these Base Incentives, an eligible project may be granted 
Additional Incentives concerning yards and setbacks, open space, lot coverage, lot width, 
averaging, density calculation, height, and developments in public facility zones. Up to three (3) 
Additional Incentives may be granted in exchange for providing the requisite set aside of 
affordable housing as enumerated in the TOC Guidelines. The project takes advantage of three 
of the three additional incentives available to them through the Transit Oriented Communities 
(TOC) Affordable Housing Incentive Program.  
 



 
 
 

 

Appeal Point 1-B:  JJJ Section 6 does not authorize an alternative Transitional Height from 
LAMC 12.21.1 A.10 and does not authorize any additional height. The 75-
foot height approved for 1300 Westwood is therefore unlawful because it 
violates the Transitional Height Ordinance and exceeds the 45-foot height 
limit for Height 1VL. 

 
Staff Response: 
 
As conditioned in the Director’s Determination (Exhibit “B”) and Project Background above, the 
project is eligible for Tier 4 Base and Additional Incentives of the TOC Guidelines. TOC 
Transitional height requires that the project building height limit shall be stepped back at a 45-
degree angle as measured from a horizontal plane originating 25 feet above grade at the 
property line of the adjoining lot in the RW1 Zone or more restrictive zone, per TOC 
Guidelines. Therefore, the project meets the Transitional Height requirements of the TOC 
Guidelines, as conditioned in Exhibit “B”.  
 
As provided in the Director’s Determination (Exhibit “B”) and Project Background above, the 
project site is located in the Westwood Community Plan and subject to the C4-1VL-POD zone 
and Height District 1VL. The site’s zoning would allow a building height of 45 feet by-right. The 
project is eligible for Tier 4 Base and Additional Incentives of the TOC Guidelines. Therefore, the 
Tier 4 Height Incentive would allow a maximum height of 78 feet as stated in Exhibit “B”.  
 
A restriction on height could limit the ability to construct the additional residential dwelling 
units, and specifically the Restricted Affordable Units. The applicant has requested a Tier 4 
Additional Incentive for increased height, which allows for three additional stories up to 33 
additional feet and transitional height. The C4-1VL-POD zone and Height District No. 1VL 
allows for a maximum height of 45 feet. Therefore, the Tier 4 Height Incentive would allow 
a maximum height of 78 feet. The project is within that envelope at 75 feet and 7 stories and 
is consistent with the TOC Guidelines. The proposed project requests an increase of 30 
additional feet to allow for approximately 75 feet in building height, in lieu of the otherwise 
permitted 45 feet in building height in the C4-1VL-POD Zone.  
 
Appeal Point 1-C:  JJJ Section 6 did not authorize yard reductions; thus, the yard 

reductions are unlawful. The plot plan on page 6-Attachment A 
(A2.01) does not provide adequate rear yard as defined by LAMC 
12.03 from the ground to the sky. The “encroachment” above the 
ground floor means that the actual rear yard is about 6 feet from the 
property line.  A 19-foot rear yard is required. Relief from the required 
rear yard is not an incentive available under Section 6 of JJJ.  

 
Staff Response: 
 
As provided in the Director’s Determination (Exhibit “B”) and Project Background above, the 
project site is in the Westwood Community Plan and subject to the C4-1VL-POD zone and 
Height District 1VL. The proposed project requests RAS3 yard incentive in the northerly and 
southerly side yard setbacks, allowing 5-foot setbacks in place of the 10-foot side setbacks, 
and a 15-foot easterly rear yard setback in lieu of 19-foot rear yard setback required per the 
C4-1VL-POD Zone. 
 
LAMC Section 12.22 C.10 also allows the rear yard to include half of the alley where the 
rear yard opens onto an alley of not more than 30 feet in width. Therefore, one-half of the 
width of the alley may be assumed to be a portion of the required rear yard as long as the 



 
 
 

 

lot is not located in the RS, R1, RU, RZ, RMP, and R2 Zones.  In addition, LAMC Section 
12.22 C.20(d) and (e) allow balcony and porch encroachments into the rear yard, subject to 
LADBS review and approval.  
 
The requested incentives allow the developer to reduce setback requirements so the 
affordable housing units can be constructed, and the overall space dedicated to residential 
uses is increased. The side yards are consistent with the RAS3 yard incentive. The project 
is providing 5-foot side yards in lieu of 10-foot side yards and 15-foot rear yard in lieu of 19-
foot rear yard, as provided in Exhibit “A”. The project is consistent with TOC Guidelines.  
 
Appeal Point 1-D:   Garage access from the alley creates noise and glare for residents and 

potential traffic hazards on the one-way alley. The garage access should 
be on Wellworth, not the alley.  

 
Staff Response: 
 
The appeal asserts that the project will create a potential noise and glare nuisance along with a 
potential traffic hazard. The appeal fails to provide substantive evidence showing how the 
proposed project will create this noise and glare nuisance and potential traffic hazard. Vehicular 
alley access is preferred over creating new driveways/curb cuts along the street, in order to 
minimize any disturbances to the street and increase pedestrian safety by reducing vehicle-
pedestrian conflict and provide an enhanced pedestrian experience. This is consistent with the 
City Planning Citywide Design Guidelines, which recommends the following: 
 

Guideline 1: Promote a safe, comfortable, and accessible pedestrian experience for all. 
 
Guideline 2: Carefully incorporate vehicular access such that it does not degrade the 
pedestrian experience.  

 
Furthermore, The Department of Transportation (LADOT) reviewed vehicle miles traveled 
calculator and submitted a Referral Form dated August 26, 2020, that states the project will create 
169 daily trips and does not meet the threshold of 250 daily trips to require a Vehicle Miles 
Traveled Assessment or an Access, Safety, and Circulation Assessment. No transportation 
impacts were identified concerning this project per Exhibit G. The project is still subject to LADOT 
review for final driveway plans.  
 
APPEAL POINT 2: Westwood Community Plan Violations 
 
Appeal Point 2:   No findings were provided that the project complies with the Westwood 

POD. Westwood Boulevard POD is meant to encourage neighborhood-
serving and neighborhood-scale retail and commercial uses. This project 
is 100 percent residential and will tower over Westwood Boulevard and 
adjacent single-story homes. The size and use are not compatible with the 
POD.  

 
Staff Response: 
 
The appeal asserts the project violates specific land-use policies and purposes of the Westwood 
Community Plan and the Westwood Boulevard Pedestrian Oriented District. While specific land-
use policies and purposes are cited, the appeal fails to provide substantive evidence showing 
how the proposed project does not adhere to those policies and purposes. The Director’s 
Determination verifies that the project is consistent with the City’s land use designation, zoning 
code, Westwood Pedestrian Oriented District, and TOC Guidelines.  



 
 
 

 

The appeal states the project violates Westwood Community Plan Policy 2-1.2: "Protect 
commercially planned/zoned areas from encroachment by residential-only development." 
However, the project is consistent with the requirements of the C4-1VL-POD Zone, the TOC 
Guidelines, and the Westwood Boulevard Pedestrian Oriented District, and meets the applicable 
setback requirements. The C4 zone and Westwood POD do not require commercial uses at the 
site and do not prohibit 100% residential projects; therefore, a 100 percent residential project is 
consistent with the subject zone. The project complies with the design standards of the Westwood 
POD which encourages exterior building continuity and requires that building setbacks are no 
more than 5 feet from the Primary Lot Line per POD Section 5.A. The project includes transitional 
height from the RW1 zoned properties and a landscaped rooftop buffer to be compatible with the 
abutting single-family properties to the east, consistent with Policy 1-1.1 of the Westwood 
Community Plan, which states: “Protect existing single-family residential neighborhoods from new 
out of scale development and other incompatible uses”.  The setbacks also help enhance the 
façade facing Westwood Boulevard, along with the landscape buffer and elevated design to 
elevate the pedestrian experience. The project is conditioned to comply with POD Section 5.E.1 
to provide street trees at a ratio of at least one street tree for each 30 feet of street frontage.  
 
The appeal fails to show how the project violates Community Plan Policy 1-2, which states, "To 
coordinate residential density with infrastructure and to reduce vehicular trips and pass-through 
traffic in single-family neighborhoods by developing new multiple-family housing in proximity to 
services and facilities." The project is consistent with the underlying zone, TOC Guidelines, 
Westwood POD, and is a Tier 4 TOC development and is located less than 750 feet from a 
regional transit center (from the future Metro Purple Line Rail and the existing Metro Rapid 720 
bus line). The new 31-unit apartment protects the quality of the residential environment by 
providing residential units consistent with the land use designation and zone and enhances the 
visual aesthetic environment of the community by replacing a vacant parking lot with a multi-family 
building that will enhance the pedestrian experience of Westwood Boulevard and is located near 
commercial centers and major bus routes where public service facilities and infrastructure will 
support this development.   
 
APPEAL POINT 3: Sidewalk width 
 
 Appeal Point 3:   Westwood Boulevard is a designated POD to attract pedestrian activity 

yet there is no discussion of the sidewalk width. Is this project required to 
provide a 15-foot wide sidewalk on Westwood Boulevard? What is the 
designation in Mobility Plan 2035?  

 
Staff Response:  
 
The appeal asserts that the project needs to meet sidewalk width requirements listed in the 
Westwood POD and Mobility Plan 2035. The Westwood POD does not have a sidewalk width 
requirement for proposed projects located in the POD. The Bureau of Engineering (BOE) is 
responsible for any dedication/improvement requirements for new development per LAMC 12.37. 
In the BOE Planning Case Referral Form (dated June 11, 2018, see Exhibit J), BOE requires the 
project dedicate 5-feet of width along the property street frontage facing Westwood Boulevard to 
complete the 55-foot half-width right-of-way, which is shown on the project plans (Exhibit “A”). 
BOE is also requiring a 20-foot corner dedication or a 15-foot by 15-foot corner cut at the 
intersection of Westwood Boulevard and Wellworth Avenue, which is also shown on the project 
plans (Exhibit “A”). BOE also requires that any broken or off-grade asphalt, sidewalk, or curb and 
gutters shall be repaired and/or replaced, all unused driveways shall be closed, and the curb 
return at the intersection of Westwood Boulevard and Wellworth Avenue with a 20-foot curb radius 
and ADA standard access shall be reconstructed. 
 



 
 
 

 

The applicant has not filed for a Waiver of Dedication and Improvements entitlement to request 
any deviations from BOE requirements. Therefore, the sidewalk width is not part of the entitlement 
case since there is no Waiver of Dedication and Improvements being requested.  The project will 
be subject to review by the Bureau of Engineering. The appeal fails to provide substantial 
evidence showing how the proposed project will not meet the 15-foot sidewalk width 
requirements.  
 
APPEAL POINT 4: Rooftop deck noise and privacy nuisance 
 
Appeal Point 4:   The rooftop deck impacts privacy and will create noise that will impact the 

entire neighborhood. There are currently no conditions placed upon the 
deck to protect the neighbors. We request that the rooftop use be 
regulated carefully, like the conditions imposed on 11001 Pico Blvd.  

  
Staff Response:  
 
The appeal asserts that the rooftop deck impacts the privacy of the entire neighborhood and 
creates noise for the entire neighborhood.  The proposed project site is adjacent to commercial 
properties to the north, south, and west. A 20-foot wide alley is located to the east of the proposed 
project site that, in combination with a 5-foot setback as measured from the easterly property line, 
provides a combined 25-foot buffer to the neighboring single-family dwelling located adjacent to 
the alley. The project also proposes two landscape buffers located on the rooftop deck, as shown 
in Exhibit “A”. One landscape buffer is located on the eastern side that is adjacent to the single-
family dwelling located in the R1 Zone, and the other landscape buffer is located on the 
northwestern corner of the rooftop deck that is adjacent to the intersection of Westwood Boulevard 
and Wellworth Avenue.  The rooftop level contains four dwelling units and habitable floor area 
along with the roof deck open space. It will not be an open roof deck that overlooks the 
neighboring R1 property. The roof deck is not near the easterly building edge, because of a 
dwelling unit’s living room and landscaped buffer. Therefore, the proposed project provides a 
buffer and will not encroach on the privacy of residential neighbors. 
 
The appellant referenced a separate project located at 11001 Pico Boulevard (Case Number DIR-
2018-3609-TOC-SPR), which included a Site Plan Review condition to limit hours of roof deck 
use. However, because the subject project proposes only 31 units, it is not subject to Site Plan 
Review per LAMC Section 16.05, and there is no authority to condition the roof deck for the 
subject entitlement case.  
 
APPEAL POINT 5: Parking Covenant 
 
Appeal Point 5:   ZIMAS lists an Affidavit – Pkg. 103. The LOD claims there is no existing 

parking covenant. Please provide the affidavit and verify if this is true.   
  
Staff Response:  
 
The appeal states that ZIMAS lists an Affidavit labeled PKG-103 but that there is no verification 
that there is no existing parking covenant. Based on the LADBS website, Affidavit No. 103 (dated 
May 12, 1949) is for the following:  
 

“BLDG LOCATED AT 1300 WESTWOOD BLVD HAS PKG LOCATED AT 1324 MIDVALE 
AVE” 

 



 
 
 

 

Therefore, Affidavit No. 103 does not require parking to be located at the subject site, 1300 
Westwood. Moreover, there is not an existing building on the subject site, as it has been improved 
as a parking lot since 1975.  
 
Furthermore, there is a second parking affidavit on the subject property, which has been 
terminated according to LADBS records. The applicant submitted to the case file a copy of a 
parking covenant with 921-925 Broxton Avenue (Affidavit No. 100098266, dated January 22, 
2010), and a copy of the signed and notarized Termination of Covenant and Agreement Form 
(Affidavit No. 180039213, signed and dated January 10, 2018, issued January 12, 2018), and is 
provided in Exhibit H. Therefore, based on LADBS records, there is no current parking covenant 
on the subject site.  
 
APPEAL POINT 6: Loading Dock  
 
 Appeal Point 6:   There is no loading dock proposed for moving vans. Residential buildings 

in Westwood on narrow residential streets without loading docks create 
traffic hazards. Please require a loading dock.  

  
Staff Response:  
 
The appeal states that a traffic hazard will be created if the building does not provide a loading 
dock due to its location near a narrow residential street.  The project is located at the intersection 
of Westwood Boulevard and Wellworth Avenue. As provided in LAMC Section 12.21 C.6, a 
loading space is not required when a lot abuts an alley in the C Zone when all buildings are used 
solely as dwelling or apartment houses per LAMC 12.21.C.6. The project is 100 percent 
residential with 31 dwelling units, and no non-residential uses are proposed. Therefore, a loading 
space is not required per LAMC Section 12.21 C.6. Furthermore, the Department of 
Transportation has reviewed the project’s Vehicle Miles Traveled Calculator and did identify any 
transportation impacts on the proposed project per Exhibit G. The project is still subject to LADOT 
review for final driveway plans.  
 
CONCLUSION 
 
For the reasons stated herein, and as provided in the Findings in the Director’s Determination 
(Exhibit B), the proposed project does comply with the applicable provisions of the Transit 
Oriented Communities Affordable Housing Incentive Program and the California Environmental 
Quality Act and Los Angeles Municipal Code. The appeal of the Director’s Determination cannot 
be substantiated and therefore should be denied. 
 
Staff recommends that the City Planning Commission Deny the appeal of DIR-2019-2789-TOC; 
and Adopt the Director of Planning’s Conditions of Approval, Findings, and Exhibit “A” in 
approving a Transit Oriented Communities Affordable Housing Incentive Program for a project 
totaling 31 dwelling units, reserving 4 unit for Extremely Low-Income Household for a period of 
55 years, with the Additional Incentives for increased building height, a reduction in the side and 
rear yard setbacks, and reduced open space; and Determine, based on the whole of the 
administrative record, that the Project is exempt from the California Environmental Quality Act 
(CEQA) pursuant to CEQA Guidelines, Article 19, Section 15332 (Class 32), and there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant to 
CEQA Guidelines, Section 15300.2 applies.  
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DETERMINATION - Transit Oriented Communities Affordable Housing Incentive Program 

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the proposed 
project and as the designee of the Director of Planning, I hereby: 

DETERMINED, based on the whole of the administrative record, that the Project is exempt from 
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Article 19, 
Section 15332, Class 32, and there is no substantial evidence demonstrating that an exception 
to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 

APPROVE a Transit Oriented Communities (TOC) Compliance Review for a qualifying Tier 4 
project totaling 31 dwelling units, reserving 4 units for Extremely Low-Income occupancy for a 
period of 55 years, with the following requested Base and Additional Incentives: 

Base Incentives: 

a. Residential Density. A 72.22 percent increase in the maximum density to permit a 
total of 31 dwelling units, in lieu of 18 units as otherwise permitted by the C4 base 
density; and 

b. Floor Area Ratio (FAR). A maximum FAR of up to 3.89:1 in lieu of 1.5:1 as otherwise 
permitted by LAMC Section 12.21.1 A. 1; and 

c. Parking. No parking requirements per dwelling units are required per TOC; and 



Additional Incentives: 

d. Height and Transitional Height. A 30-foot increase in the building height, 
allowing 75 feet in lieu of the maximum 45 feet, otherwise allowed by the C4-
1 VL-POD Zone; and Transitional Height per TOC Guidelines; and 

e. Yard/Setback. A reduction in required side and rear yards to allow RAS3 yards 
allowing 5-foot side yards in lieu of the required 10-foot side yard and a 15-foot 
rear yard in lieu of 19-foct rear yard required by LAMC Section 12.11-C; and 

f. Open Space. A maximum 25 percent decrease from the open space 
requirement, allowing 2,457 square feet in lieu of 3,275 square feet. 

The project approval is based upon the attached Findings, and subject to the attached Conditions 
of Approval: 
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CONDITIONS OF APPROVAL 

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

2. Residential Density. The project shall be limited to a maximum density of 31 residential 
units per Exhibit "A". 

3. Affordable Units. A minimum of four (4) units, that is 11 percent On-Site Restricted 
Affordable Units, shall be reserved for Extremely Low-Income Households as defined in 
Section 50106 of the California Health and Safety Code. The Transit-Oriented 
Communities Affordable Housing Incentive Program Guidelines also requires a Housing 
Development to meet any applicable housing replacement requirements of California 
Government Code Section 65915(c)(3), as verified by the Department of Housing and 
Community Investment (HCIDLA) prior to the issuance of any building permit. 
Replacement housing units required per this section may also count towards other On
Site Restricted Affordable Units requirements. 

4. Changes in Restricted Units. Deviations that increase the number of restricted 
affordable units or that change the composition of units or change parking numbers shall 
be consistent with LAMC Section 12.22-A.31 and comply with the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines adopted by the City 
Planning Commission. 

5. Housing Requirements. Prior to issuance of a building permit, the owner shall execute 
a covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make four (4) units for Extremely Low Income Households for 
rental as determined to be affordable to such households by HCIDLA for a period of 55 
years. Enforcement of the terms of the said covenant shall be the responsibility of HCIDLA. 
The Applicant will present a copy of the recorded covenant to the Department of City 
Planning for inclusion in this file. The project shall comply with any monitoring 
requirements established by the HCIDLA. Refer to the Transit Oriented Communities 
Affordable Housing Incentive Program Background section of this determination. 

6. Floor Area Ratio (FAR). The project shall be limited to a Floor Area Ratio of 
approximately 3.89:1 and 25,693 square feet per Exhibit "A". 

7. Height. The project shall be limited to seven stories and a maximum of 75 feet in height. 

a. Height increases over 11 feet, resulting in building height over 56 feet, shall be 
stepped back at least 15 feet from the exterior fa9ade of the ground floor of the 
building located along any street frontage, as provided in Exhibit A. 

8. Transitional Height. The project building height limit shall be stepped back at a 45-degree 
angle as measured from a horizontal plane originating 25 feet above grade at the property 
line of the adjoining lot in the RW1 Zone or more restrictive zone, per TOC Guidelines. 
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9. Yard/Setback. The project may utilize the side yards and rear yard requirements of the 
RAS3 Zone per LAMC 12.10.5. The westerly and easterly side yards setbacks shall be no 
less than 5 feet and rear yard setback shall be no less than 15 feet per Exhibit "A". 

10. Open Space. The project qualifies for a maximum 25 percent reduction in the required 
amount of open space. The project shall provide a minimum of 2,457 square feet of open 
space per Exhibit "A". The common open space shall meet the requirements of LAMC 
Section 12.21 G per the satisfaction of the Department of Building and Safety. 

11 . Automobile Parking. Per TOC Guidelines, no automobile parking spaces are required 
for an Eligible Housing Development located in Tier 4. The proposed project is providing 
11 compact parking spaces and 1 ADA compliant parking space for a total of 12 parking 
spaces, as provided in Exhibit "A". 

12. Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i.e. the number of 
bedrooms, or the number of units made available to Senior Citizens and/or Disabled 
Persons), or the applicant selects another Parking Option (including Bicycle Parking 
Ordinance) and no other Condition of Approval or incentive is affected, then no 
modification of this determination shall be necessary, and the number of parking spaces 
shall be recalculated by the Department of Building and Safety, based upon the ratios set 
forth ratios set forth in the Transit Oriented Communities Affordable Housing Incentive 
Program Guidelines (TOC Guidelines). 

13. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section 12.21 
A.16. 

14. Landscaping. The landscape plan shall indicate landscape points for the project 
equivalent to 10% more than otherwise required by LAMC 12.40 and Landscape 
Ordinance Guidelines "O". All open areas not used for buildings, driveways, parking 
areas, recreational facilities or walks shall be attractively landscaped, including an 
automatic irrigation system, and maintained in accordance with a landscape plan prepared 
by a licensed landscape architect or licensed architect, and submitted for approval to the 
Department of City Planning. 

15. Westwood Boulevard Pedestrian Oriented District (POD). The Department of Building 
and Safety shall not issue a building permit for the Project unless the Project conforms to 
all of the applicable provisions of the Westwood Boulevard Pedestrian Oriented District, 
Ordinance No. 174,260. 

16. Street Trees. Street trees shall be planted at a ratio of at least one street tree for each 30 
feet of street frontage where possible per Westwood Pedestrian Oriented District Section 
5.E.1. 

Administrative Conditions 

17. 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 
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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. 

18. Notations on Plans. Plans submitted to the Department of Building and Safety, for 
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. 

19. Approval, Verification, and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file. 

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

21. 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. 

22. Indemnification and Reimbursement of Litigation Costs. 

Applicant shall do all of the following: 

(i) Defend, indemnify and hold harmless the City from any and all actions against the 
City relating to or arising out of, in whole or in part, 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. 

{ii) Reimburse the City for any and all costs incurred in defense of any action related 
to or arising out of, in whole or in part, 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 1 O 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 
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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 
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, commissions, 
committees, employees, and volunteers. 

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

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

The project site is in the Westwood Community Plan Area on the southeast corner at the 
intersection of Westwood Boulevard and Wellworth Avenue with frontage along the eastern side 
of Westwood Boulevard. The site is zoned C4-1VL-POD, with a General Plan designation of 
Neighborhood Commercial. The Westwood Community Plan Map designates the site for 
Neighborhood Commercial/Neighborhood Office Commercial land use with corresponding zones 
of C1, C1 .5, C2, C4, RAS3, and RAS4. The property is currently zoned C4-1 VL-POD which is 
consistent with the land use designation. Height District No. 1VL allows a 45-foot building height 
and a by-right Floor Area Ratio (FAR) of 1.5:1. The property is located in the West Los Angeles 
Transportation Improvement and Mitigation Specific Plan (WLA TIMP, Ordinance 171,492) which 
is administered by the Department of Transportation and was amended on June 28, 2019 
(Ordinances 186,105 and 186,108). However, the subject entitlement case was deemed complete 
on June 4, 2019, prior to the effective date of the amendment. Therefore, the amendment and 
related ordinances do not apply to the subject project. The site is also within the City of Los 
Angeles Transit Priority Area (Zoning Information "ZI" File No. 2452) and the Westwood 
Pedestrian District Overlay (Ordinance 174,260 effective November 17, 2001). 

The Westwood Boulevard Pedestrian Oriented District (POD) was enacted through Ordinance 
174,260, effective November 17, 2001. The POD established the POD suffix on the project site. 
The POD is a Supplemental Use District per LAMC Section 13.07 and contains additional 
regulations for building frontages, prohibited uses, parking, landscaping, signage, and utilities. 
Projects in the POD require a clearance from the Department of City Planning prior to the issuance 
of any permit for construction, relocation, addition, change of use, or exterior alteration of a 
building facade facing Westwood Boulevard {ZI File No. 2296). 

The project site is a rectangular shaped and flat corner lot that is approximately 6,608 square feet 
(7,108 square feet including half-alley). The project lot is 50 feet wide along the east side of 
Westwood Boulevard and a depth of approximately 136 feet along the south side of Wellworth 
Avenue, consistent with the lot width requirements of the C4 Zone. The site is currently developed 
with a parking lot. There are no known designated historic resources or cultural monuments on 
the subject site. The project abuts a 20-foot wide alley located at the rear of the project. 

Surrounding properties along Westwood Boulevard are zoned C4-1VL-POD. The properties 
adjoining the project site along Westwood Boulevard are developed with one- and two-story 
commercial businesses, retail, and offices. The property is located two blocks south of the 
intersection of Wilshire Boulevard and Westwood Boulevard which is improved with commercial 
high-rise buildings. The existing property is developed with a parking lot. The properties to the 
east of the alley located at the rear of the property are zoned R1-1 and are improved with single
family residences. Further northeast is the Westwood Gardens Park. 

The project site proposes the demolition of the existing parking lot and the new construction of a 
seven-story building with, 31 residential units, with a maximum height of approximately 75 feet. 
The project includes one level of subterranean parking consisting of 12 parking spaces with 
driveway access off the alley. The proposed project encompasses 25,693 square feet of floor 
area with pedestrian access off Westwood Boulevard. The site is currently developed with a 
parking lot built in 1975. There is no current covenant for the property to provide parking spaces 
for nearby businesses. The project will involve grading of approximately 3,000 cubic yards of soil. 
The Department of Building and Safety, Grading Division issued a Geology and Soils Report 
Approval letter on May 23, 2019 (Log No. 108317) which details conditions of approval which 
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must be followed. No trees will be removed from this existing site. There are two existing street 
trees located on the fa9ade adjacent to Wellworth Avenue and those trees will not be removed. 
On August 8, 2018, an application for a Building Permit Number 18010-10000-03175 was 
submitted by the applicant to the Department of Building and Safety for a 33-unit Tier 4 TOC 
project. The building permit is pending and has not be issued at the time of preparing this report. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
BACKGROUND 

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of 
the Measure instructed the Department of City Planning to create the Transit Oriented 
Communities Affordable Housing Incentive Program. The measure required that the Department 
adopt a set of TOG Guidelines, which establishes incentives for residential and mixed-use 
projects located within ½ mile of a major transit stop. Major transit stops are defined under existing 
State law. 

The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines) released on 
September 22, 2017, and amended on February 26, 2018, establish a tier-based system with 
varying development bonuses and incentives based on a project's distance from different types 
of transit. The largest bonuses are reserved for those areas in the closest proximity to significant 
rail stops or the intersection of major bus rapid transit lines. Required affordability levels are 
increased incrementally in each higher tier. The incentives provided in the TOC Guidelines 
describe the range of bonuses from particular zoning standards that applicants may select. 

Transit Oriented Communities 

The project qualifies for the Transit Oriented Communities ("TOC") Affordable Housing Incentive 
Program, which allows a variety of incentives for increased density, height, and floor area, among 
others, for Eligible Housing Projects. 

The subject site is located within 750 feet from the future Metro Purple Line Rail and Metro Rapid 
720 bus line. The subject property is therefore located in Tier 4 of the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines (TOG Guidelines), as indicated 
on the TOC Referral Form dated on February 11, 2020. 

Tier 4 Incentives would require On-Site Restricted Affordable Units at the rate of 11 percent 
Extremely Low Income, 15 percent Very Low Income, or 25 percent Lower Income of total units. 
The project is providing 11 percent Extremely Low-Income Units of total units and is therefore 
eligible for Base Incentives. Furthermore, up to three Additional Incentives may be granted for 
projects that include at least 11 percent of the base units for Extremely Low Income, 15 percent 
for Very Low Income, and 30 percent for Lower Income. The project is providing 11 percent of the 
base units as Extremely Low-Income Units and is, therefore, eligible for three Additional 
Incentives. 

The project is eligible for the following Tier 4 Base Incentives, which are granted by-right for 
eligible TOC projects: 
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a. Density. Increase the maximum allowable number of dwelling units permitted by up to 80 
percent. 

The C4 Zone allows for a maximum residential density consistent with the R4 Zone 
requirements of one dwelling unit per 400 square feet of lot area. The subject site has a 
lot area of 6,608 square feet (7,108 square feet including half-alley) for a maximum base 
density of 18 units. The TOG Guidelines allow an 80 percent increase and round base 
density up to the next whole number. The maximum allowed density for the subject site 
under the Tier 4 Base Incentive for density would be 33 units. The project is proposing 31 
units. 

b. Floor Area Ratio. Percentage increase in commercial zones resulting in at least a 4.25: 1 
FAR. 

In the C4 Zone in Height District 1VL, the LAMC allows for a maximum FAR of 1.5:1. 
LAMC Section 12.03 states, "Buildable Area" is, "all that portion of a lot located within the 
proper zone for the proposed main building, excluding those portions of the lot which must 
be reserved for yard spaces, building line setback space, or which may only be used for 
accessory buildings or uses." The project has a buildable lot area of 6,608 square feet, 
and therefore is allowed a by-right floor area of 10,662 square feet with a 1.5:1 FAR The 
TOG Guidelines allow a maximum floor area of 30,209 square feet with a 4.25:1 FAR, and 
the project is proposing 25,693 square feet at a 3.89:1 FAR, which is consistent with the 
TOG requirements. 

c. Residential Parking. Parking for all residential units in an Eligible Housing Development 
for a Tier 4 project shall not be required. 

Projects located in Tier 4 TOG Affordable Housing Incentive Area are not required to 
provide parking for residential units. The project is an Eligible Housing Development and 
is providing 12 parking spaces and therefore exceeding the required amount of parking 
spaces. 

Pursuant to the TOG Guidelines, the project is eligible for, and has been granted three (3) Tier 4 
Additional Incentives to construct the proposed project: 

a. Yard/Setback. In any Commercial zone, Eligible Housing Developments may utilize any 
or all of the yard requirements for the RAS3 zone per LAMC 12.10.5 .. 

The side yards are consistent with the RAS3 yard incentive. The project is providing 5-
foot side yards in lieu of 10-foot side yards and 15-foot rear yard in lieu of 19-foot rear 
yard. The project is consistent with TOG Guidelines. 

b. Open Space. A maximum 25 percent reduction from the open space requirement, 
allowing 2,457 square feet in lieu of 3,275 square feet. 

c. Height Incentives. A 30-foot increase in the building height, allowing a maximum 75 feet 
in lieu of the 45 feet otherwise allowed by the C4-1VL-POD zone. 
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The table below provides a summary of the relevant and underlying LAMC provisions for the 
subject property and requested TOC Base and Additional Incentives: 

Incentives Otherwise TOC Guidelines Proposed 
Allowed/Required 

Density 18 33 31 
FAR 1.5:1 4.25:1 3.89:1 
Parking Spaces 0 0 12 parking spaces 
Open Space 3275 2457 2457 
Height 45' 78' and Transitional 75' and Transitional 

HeiQht HeiQht 

Yard Incentives Otherwise Reauired TOC Guidelines Proposed 
Front Yard O' O' O' 
Rear Yard 19' 15' 15' 
Side Yard 10' 5' 5' 

HOUSING REPLACEMENT (AB 2556 DETERMINATION) BACKGROUND 

On September 27, 2014, Governor Jerry Brown signed Assembly Bill (AB) 2222, as amended by 
AB 2556 on August 19, 2016, to amend sections of California's Density Bonus Law (Government 
Code Section 65915). AB 2556 requires applicants of Density Bonus projects filed as of January 
1, 2015 to demonstrate compliance with the housing replacement provisions which require 
replacement of rental dwelling units that either exist at the time of application of a Density Bonus 
project, or have been vacated or demolished in the five-year period preceding the application of 
the project. This applies to all pre-existing units that have been subject to a recorded covenant, 
ordinance, or law that restricts rents to levels affordable to persons and families of lower or very 
low income; subject to any other form of rent or price control; or occupied by Low or Very Low 
Income Households. 

Pursuant to the Determination made by the Los Angeles Housing and Community Investment 
Department (HCIDLA) dated November 27, 2018, determined no residential units were built and 
demolished on the property, and the site has maintained its commercial use for the last five years; 
therefore, no AB 2556 replacement affordable units are required. As such, this eligibility 
requirement does not apply. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS 

To be an eligible TOC Housing Development, a project must meet the Eligibility criteria set forth 
in Section IV of the TOC Guidelines. A Housing Development located within a TOC Affordable 
Housing Incentive Area shall be eligible for TOC Incentives if it meets all of the following 
requirements, which it does: 

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide 
On-Site Restricted Affordable Units at a rate of at least the minimum percentages 
described below. The minimum number of On-Site Restricted Affordable Units shall be 
calculated based upon the total number of units in the final project. 
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a. Tier 1 - 8% of the total number of dwelling units shall be affordable to 
Extremely Low Income (ELI) Households, 11% of the total number of dwelling 
units shall be affordable to Very Low (VL) Income Households, or 20% of the 
total number of dwelling units shall be affordable to Lower Income 
Households. 
b. Tier 2 - 9% ELI, 12% VL or 21% Lower. 
c. Tier 3 - 10% ELI, 14% VL or 23% Lower. 
d. Tier 4 - 11 % ELI, 15% VL or 25% Lower. 

The project site is located within Tier 4 TOG Affordable Housing Incentive Area. As a Tier 
4 project, the project is required to reserve at least 11 percent of the 31 total units, or three 
units, to be set aside for Extremely Low Income Households. The project reserves four 
units for Extremely Low Income Households and, as such, the project meets the eligibility 
requirement for On-Site Restricted Affordable Units. 

2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of 
which must be located within 2,640 feet of a Major Transit Stop, as defined in Section II 
and according to the procedures in Section 111.2 of the TOG Guideline 

As defined in the TOG Guidelines, a Major Transit Stop is a site containing a rail station 
or the intersection of two or more bus routes with a service interval of 15 minutes or less 
during the morning and afternoon peak commute periods. The subject site is located within 
750 feet from the future Metro Purple Line Rail Westwood/UCLA Station and Metro Rapid 
720 bus line stop at the intersection of Westwood Boulevard and Wilshire Boulevard. The 
subject property is therefore located in Tier 4 of the TOG Guidelines, as indicated on the 
TOG Referral Form dated on February 11, 2020. As such, the site qualifies as Tier 4 TOG 
Affordable Housing Incentive Area. Therefore, the project meets the eligibility 
requirement for proximity to a Major Transit Stop. 

3. Housing Replacement. A Housing Development must meet any applicable housing 
replacement requirements of California Government Code Section 65915(c)(3), as verified 
by the Department of Housing and Community Investment (HG/OLA) prior to the issuance 
of any building permit. Replacement housing units required per this section may also count 
towards other On-Site Restricted Affordable Units requirements. 

Pursuant to the AB 2556 Determination Letter dated November 27, 2018 prepared by 
HCIDLA, no residential units were built and demolished on the property, and the site has 
maintained its commercial use for the last five years; therefore, no AB 2556 replacement 
affordable units are required. As such, this eligibility requirement does not apply. 

4. Other Density or Development Bonus Provisions. A Housing Development shall not 
seek and receive a density or development bonus under the provisions of California 
Government Code Section 65915 (State Density Bonus law) or any other State or local 
program that provides development bonuses. This includes any development bonus or 
other incentive granting additional residential units or floor area provided through a 
General Plan Amendment, Zone Change, Height District Change, or any affordable 
housing development bonus in a Transit Neighborhood Plan, Community Plan 
Implementation Overlay (CPIO), Specific Plan, or overlay district. 

DIR-2019-2789-TOC Page 11 of 23 



The project does not seek any additional density or development bonuses under the 
provisions of the State Density Bonus Law or any other State or local program that 
provides development bonuses, including, but not limited to a General Plan Amendment, 
Zone Change, Height District Change, or any affordable housing development bonus in a 
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or 
overlay district. As such, the project meets this eligibility requirement. 

5. Base Incentives and Additional Incentives. All Eligible Housing Developments are 
eligible to receive the Base Incentives listed in Section VI of the TOG Guidelines. Up to 
three Additional Incentives listed in Section VII of the TOG Guidelines may be granted 
based upon the affordability requirements described below. For the purposes of this 
section below, "base units" refers to the maximum allowable density allowed by the zoning 
prior to any density increase provided through these Guidelines. The affordable housing 
units required per this section may also count towards the On-Site Restricted Affordable 
Units requirement in the Eligibility Requirement No. 1 above (except Moderate Income 
units). 

a. One Additional Incentive may be granted for projects that include at least 4% of 
the base units for Extremely Low Income Households, at least 5% of the base 
units for Very Low Income Households, at least 10% of the base units for Lower 
Income Households, or at least 10% of the base units for persons and families of 
Moderate Income in a common interest development. 

b. Two Additional Incentives may be granted for projects that include at least 7% of 
the base units for Extremely Low Income Households, at least 10% of the base 
units for Very Low Income Households, at least 20% of the base units for Lower 
Income Households, or at least 20% of the base units for persons and families of 
Moderate Income in a common interest development. 

c. Three Additional Incentives may be granted for projects that include at least 11% 
of the base units for Extremely Low Income Households, at least 15% of the base 
units for Very Low Income Households, at least 30% of the base units for Lower 
Income Households, or at least 30% of the base units for persons and families of 
Moderate Income in a common interest development. 

As an Eligible Housing Development, the project is eligible to receive the Base Incentives 
listed in the TOC Guidelines. The project is also seeking three (3) Additional Incentives 
for increased height, reduced side and rear yards, and reduced open space, which require 
at least 11 percent, or four (4) units, of the 18 base units, to be set aside for Extremely 
Low Income Households. As such, the project meets the eligibility requirement for three 
Additional Incentives. 

6. Projects Adhering to Labor Standards. Projects that adhere to the labor standards 
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in 
Section VII of these Guidelines (for a total of up to five Additional Incentives). 

The project is only requesting three Additional Incentives and not five Additional 
Incentives. Therefore, the project is not required to adhere to the labor standards required 
in LAMC 11.5.11 . 
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7. Multiple Lots. A building that crosses one or more lots may request the TOG Incentives 
that correspond to the lot with the highest Tier permitted by Section Ill of the TOG 
Guidelines. 

The project site consists of one lot; the lot qualifies for the TOC Tier 4 Incentives. 

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier, 
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted 
Affordable Housing units required for any lower Tier and be limited to the Incentives 
available for the lower Tier. 

The applicant has not elected to utilize a Lower Tier. As such, this eligibility requirement 
does not apply. 

9. 100 Percent Affordable Housing Projects. Buildings that are Eligible Housing 
Developments that consist of 100% On-Site Restricted Affordable units, exclusive of a 
building manager's unit or units shall, for purposes of these Guidelines, be eligible for one 
increase in Tier than otherwise would be provided. 

The project is not a 100% Affordable Housing Project. As such, this eligibility requirement 
does not apply. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 

Pursuant to Section 12.22 A.31 (e) of the LAMC, the Director shall review a Transit Oriented 
Communities Affordable Housing Incentive Program project application in accordance with the 
procedures outlined in LAMC Section 12.22 A.25(g). 

1. Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density 
bonus and requested incentive(s) unless the director finds that: 

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

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

The list of on-menu incentives in the TOC Guidelines was pre-evaluated at the time the 
Transit Oriented Communities Affordable Housing Incentive Program Ordinance was 
adopted to include types of relief that minimize restrictions on the size of the project. As 
such, the Director will always arrive at the conclusion that the on-menu incentives are 
required to provide for affordable housing costs because the incentives by their nature 
increase the scale of the project. 
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Increased Height: 

A restriction on height could limit the ability to construct the additional residential dwelling 
units, and specifically the Restricted Affordable Units. The project is financially feasible 
because of the increased flexibility the incentives allow the applicant in the building 
envelope. The applicant has requested a Tier 4 Additional Incentive for increased height, 
which allows for three additional stories up to 33 additional feet. The C4-1VL-POD zone 
and Height District No. 1VL allows for a maximum height of 45 feet. Therefore, the Tier 
4 Height Incentive would allow a maximum height of 78 feet. The project is within that 
envelope at 75 feet and 7 stories and is consistent with the TOC Guidelines. The 
proposed project requests an increase of 30 additional feet to allow for approximately 
75 feet in building height, in lieu of the otherwise permitted 45 feet in building height in 
the C4-1VL-POD Zone. Per the TOC Guidelines, the proposed project qualifies for the 
33-foot height increase. The limitation on the height could limit the ability to construct 
the residential dwelling units permitted by-right and the Restricted Affordable Units which 
are of sufficient size. The building as proposed would have a maximum height of 
approximately 75 feet and would have a total of seven stories. In accordance with TOC 
Guidelines, height increases over 11 feet over a height district limit of 45 feet shall be 
stepped back at least 15 feet from the exterior fac;ade of the ground floor of the building 
located along any street frontage. As proposed, the additional height would allow for the 
construction of affordable residential units. 

Reduced Yard/Setback: 

The proposed project requests RAS3 yard incentive in the northerly and southerly side 
yard setbacks, allowing 5-foot setbacks in lieu of the 10-foot side setbacks and 15-foot 
rear yard setback in lieu of 19-foot rear yard setback required per the C4-1VL-POD 
Zone. The requested incentives allow the developer to reduce setback requirements so 
the affordable housing units can be constructed and the overall space dedicated to 
residential uses is increased. 

Reduced Open Space: 

The proposed project requests 25 percent reduction in the open space requirements of 
LAMC Section 12.21 G, allowing a minimum of 2,457 square feet of open space in lieu 
of 3,275 square feet of open space. Common open space will be provided in the form of 
a gym, recreation center, and rooftop deck per Exhibit "A", and is conditioned to meet 
the requirements of LAMC Section 12.21 G per the satisfaction of the Department of 
Building and Safety. The requested incentive will allow the developer to reduce open 
space requirements so the affordable housing units reserved for be constructed and the 
overall space dedicated to residential uses increased. 

b. The Incentive will have a specific adverse impact upon public health and safety or 
the physical environment, or on any real property that is listed in the California 
Register of Historical Resources and for which there are no feasible method to 
satisfactorily mitigate or avoid the specific adverse Impact without rendering the 
development unaffordable to Very Low, Low and Moderate Income households. 
Inconsistency with the zoning ordinance or the general plan land use designation 
shall not constitute a specific, adverse impact upon the public health or safety. 
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There is no evidence in the record that the proposed incentive will have a specific 
adverse impact. A "specific adverse impact" is defined as, "a significant, quantifiable, 
direct and unavoidable impact, based on objective, identified written public health or 
safety standards, policies, or conditions as they existed on the date the application was 
deemed complete" (LAMC Section 12.22.A.25(b)). The finding that there is no evidence 
in the record that the proposed incentive(s) will have a specific adverse impact is further 
supported by the recommended CEQA finding. The findings to deny an incentive under 
Density Bonus Law are not equivalent to the findings for determining the existence of a 
significant unavoidable impact under CEQA. However, under a number of CEQA impact 
thresholds, the City is required to analyze whether any environmental changes caused 
by the project have the possibility to result in health and safety impacts. For example, 
CEQA Guidelines Section 15065(a)(4), provides that the City is required to find a project 
will have a significant impact on the environment and require an EIR if the environmental 
effects of a project will cause a substantial adverse effect on human beings. The 
proposed project and potential impacts were analyzed in accordance with the City's 
Environmental Quality Act (CEQA) Guidelines. Analysis of the proposed Project 
determined that it is Categorically Exempt from environmental review pursuant to Article 
19, Class 32 of the CEQA Guidelines. The Categorical Exemption (CE) could be 
adopted, including, on the basis that none of the potential environmental effects of the 
proposed Project would cause substantial adverse effects on human beings, the 
physical environment, on public health and safety, or is the property listed in the 
California Register of Historic Resources. Based on all of the above, there is no basis to 
deny the requested incentive. 

CEQA FINDINGS 

As the designee of the Director of Planning, I have determined , based on the whole of the 
administrative record, that the Project is exempt from CEQA pursuant to CEQA Guidelines, 
Article 19, Section 15332, Class 32 and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 

The project is for the construction of a seven-story 31-unit residential building with a maximum 
height of approximately 75 feet and encompasses approximately 25,693 square feet of floor area. 
The project provides 12 parking spaces located in one subterranean level, with pedestrian access 
of Westwood Boulevard and vehicular access off the rear alley. The project also provides 32 long
term and four short-term bicycle parking spaces and will involve grading and a haul route to export 
3,000 cubic yards of soil to accommodate the subterranean parking level. The Department of 
Building and Safety, Grading Division issued a Geology and Soils Report Approval letter on May 
23, 2019 (Log No. 108317) which details conditions of approval which must be followed. The 
existing parking lot on site is proposed to be demolished and there are no significant trees or 
street trees on-site. No trees will be removed from this existing site and the two street trees located 
on Wellworth Avenue will remain. As a multi-family residential building, and a project that is 
characterized as in-fill development, the project qualifies for the Class 32 Categorical Exemption. 

CEQA Determination - Class 32 Categorical Exemption Applies 

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

The site consists of one 7,108 square foot lot and is zoned C4-1VL-POD and is 
designated Neighborhood Commercial/Neighborhood Office Commercial Land Uses 
with corresponding zones of C1, C1 .5, C2, C4, RAS3, and RAS4. The site is located 
within the Westwood Community Plan Area, West Los Angeles Transportation 
Improvement and Mitigation Specific Plan Area, Transit Priority Area, and located in Tier 
4 Transit-Oriented Communities (TOC) Affordable Housing Incentive Area and the 
Westwood Oriented Pedestrian District Overlay. 

The project site is not located within a Methane Zone, Flood Zone, Landslide Area, 
Liquefaction Zone or Very High Fire Hazard Severity Zone but is located within a Special 
Grading Area and within the Santa Monica Fault Zone. As shown in the case file, the 
project is consistent with all the applicable Westwood Community Plan land use 
designation, policies and zoning designations. The project is allowed an increase in 
dwelling units by 80 percent and floor area ratio up to 4.25: 1 as an Eligible Housing 
Development within Tier 4 of the TOC Guidelines. The proposed residential floor area is 
25,693 square feet and proposed floor area ratio is 3.89: 1, after consideration of the 
TOC Guidelines per LAMC Code Section 12.22 A.31. 

(b) 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 
6,608 square feet or 0.15 acres. Lots adjacent to the subject site to the north, west, and 
south, are all zoned C4-1VL-POD, designated for commercial uses and developed with 
commercial uses. Lots adjacent to the east are all zoned R1-1, for low residential uses 
and are developed with single-family dwellings. 

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

The Site is not a wildland area and is not inhabited by endangered, rare, or threatened 
species. The site is currently developed as a street-level commercial parking lot. The 
site has a slope less than 10 percent and is not heavily graded. The proposed project is 
in a heavily developed area and will not cause any impact on wildlife. There are no 
protected trees and street trees located on site. 

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

The Subject Site is not located within a Liquefaction zone, Flood Zone, Hillside Area, 
Landslide Area, Methane Zone, Very High Fire Hazard Severity Zone but is located 
within a Special Grading Area and Fault zone. Specific Regulatory Compliance 
Measures (RCMs) in the City of Los Angeles regulate grading and construction in these 
particular types of "sensitive" locations and reduce any potential impacts to less than 
significant. Regulatory Compliance Measures (RCMs) include the submittal of a Geology 
and Soils Report prepared by AGI Geotechnical, Inc. and dated January 15, 2019 to the 
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Department of Building and Safety (DBS), and a Geology and Soils Report Approval 
Letter. Such approval letter was issued by DBS on May 23, 2019 (Log No. 108317) 
which details conditions of approval which must be followed. The RCMs require that 
design and construction of the building must conform to the California Building Code, 
and grading on site shall comply with the City's Landform Grading Manual, as approved 
by the Department of Building and Safety Grading Division. 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, storm water mitigations; and Best Management Practices for stormwater 
runoff. More specifically, RCMs include but are not limited to: 

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the 
issuance of building or grading permits, the applicant shall submit a geotechnical 
report prepared by a registered civil engineer or certified engineering geologist to 
the written satisfaction of the Department of Building and Safety. The geotechnical 
report shall assess potential consequences of any subsidence and soil strength loss, 
estimation of settlement, lateral movement or reduction in foundation soil-bearing 
capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended 
or modified. 

• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to 
the issuance of grading or building permits, the applicant shall submit a geotechnical 
report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any soil expansion and soil strength 
loss, estimation of settlement, lateral movement or reduction in foundation soil
bearing capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended 
or modified. 

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of 
District Rule 403: 
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o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 

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

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

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

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

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

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

• Regulatory Compliance Measure RC-GE0-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-N0-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

• Regulatory Compliance Measure RC-GE0-6 (Expansive Soils Area): Prior to 
the issuance of grading or building permits, the applicant shall submit a geotechnical 
report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any soil expansion and soil strength 
loss, estimation of settlement, lateral movement or reduction in foundation soil
bearing capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include but are not limited to 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project and as it may be subsequently amended or 
modified. 

Interim thresholds were developed by DCP staff based on CalEEMod model runs relying 
on reasonable assumptions, consulting with AQMD staff, and surveying published air 
quality studies for which criteria air pollutants did not exceed the established SCAQMD 
construction and operational thresholds. These RCMs will ensure the project will not 
have significant impacts on noise, air quality, and water. The Project will also be 
governed by an approved haul route under City Code requirements, which will regulate 
the route hauling trucks will travel, and the times at which they may leave the site, 
thereby reducing any potential traffic impacts to less than significant. The project shall 
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comply with the conditions contained within the Department of Building and Safety's 
Geology and Soils Report Approval Letter for the proposed project and as it may be 
subsequently amended or modified. 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 further Regulatory Compliance Measures (RCMs). These 
require compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. These RCMs will reduce any potential impacts on noise and water to less than 
significant. Furthermore, the project does not exceed the threshold criteria established 
by the Los Angeles Department of Transportation (LADOT) for preparing a traffic study. 
The LADOT Referral Form dated August 26, 2020 indicates that the project would 
generate a net increase of 169 daily vehicle trips, which is less than the threshold of 250 
daily trips that would otherwise require a Vehicle Miles Traveled (VMT) analysis. 
Therefore, the project will not have any significant impacts to traffic. All haul route 
applications require the submittal of a Geology and Soils Report to the Department of 
Building and Safety (DBS). A Geology and Soils Report Approval Letter for the subject 
property, which details conditions of approval that must be followed, has been issued by 
DBS on May 23, 2019 (Log No. 108317). Thus, in conjunction with the above RCMs and 
compliance with other applicable regulations, the Project will not result in a significant 
impact based on its location. 

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

The project site will be adequately served by all public utilities and services given that 
the project site is developed, surrounded by urban uses, served by existing 
infrastructure, and is consistent with the General Plan. Therefore, the project meets all 
of the Criteria for Class 32. 

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 

There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time is 
significant. 

According to NavigateLA, there is one open haul route for the grading, excavation, and 
export of approximately 5,830 cubic yards of earth for a project at 1361 South Kelton 
Avenue which is within 1,100 feet from the subject site, for the time period between June 
2018 and December 2020; and one pending haul route for the grading, excavation, and 
export of approximately 1,642 cubic yards of earth is located at 10717 West Ohio Avenue 
which is within 0.5 mile from the site and would use the same street as the subject site. 

The haul route approval will be subject to recommended conditions prepared by LADOT 
to be considered by the Board of Building and Safety Commissioners that will reduce the 
impacts of the construction-related hauling activity, monitor the traffic effects of hauling, 
and reduce haul trips in response to congestion. Furthermore, DBS staggers the haul 
route schedules so as to ensure that all of the haul routes do not occur simultaneously. 
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Therefore, in conjunction with citywide RCMs and compliance with other applicable 
regulations, no foreseeable cumulative impacts are expected. 

(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not 
be used for an activity where there is a reasonable possibility that the activity will have a 
significant effect on the environment due to unusual circumstances. 

The project consists of the construction of a new 31-unit multi-family dwelling with one 
level of subterranean parking. The project consists of seven stories featuring a total of 
25,693 square feet. The proposed project consists of one level of subterranean parking 
spaces include 11 parking spaces and one 1 ADA parking space located on the ground 
floor, a haul route for the export of approximately 3,000 cubic yards on a 6,608 square 
foot lot. The proposed residential floor area and density are below the maximum amount 
after the consideration of 80 percent density bonus per TOC Guidelines. 

The proposed project is seeking various Base and Additional Incentives as stated under 
TOC Guidelines. Those consist of: a) increasing the allowable number of dwelling units 
by 80%, b) increasing floor area ratio up to 3.89:1 totaling 25,693 square feet, c) to allow 
RAS3 side yards and rear yard as an incentive, allowing 5-foot side yard setbacks in lieu 
of 10-foot side yard setbacks and allowing 15-foot rear yard setback in lieu of 19-foot rear 
yard setback, d) decreasing 25 percent of open space that totals to 2,457 square feet, and 
e) increasing total height by 30 feet. 

The proposed project is not unusual for the vicinity of the Subject Site and is similar in 
scope to other existing residential uses and commercial in the area. Thus, there are no 
unusual circumstances which may lead to a significant effect on the environment, and this 
exception does not apply. 

(c) Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway. 

The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State 
Park. The Subject Site is approximately 14.4 miles away from the Topanga Canyon State 
Scenic Highway. Therefore, the Project will not result in damage to any scenic resources, 
including but not limited to, trees, historic buildings, rock outcroppings, or similar 
resources, within a highway officially designated as a state scenic highway, and this 
exception does not apply. 

(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located 
on a site which is included on any list compiled pursuant to Section 65962. 5 of the 
Government Code 

According to Envirostor, the State of California's database of Hazardous Waste Sites, the 
Subject Site, is not identified as a hazardous waste site. Furthermore, the building permit 
history for the Project Site does not indicate the Site may be hazardous or otherwise 
contaminated and this exception does not apply. 
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(e) Historical Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 

The Project Site is currently developed with a parking lot that has not been identified as a 
historic resource by local or state agencies, and has not been determined to be eligible 
for listing in the National Register of Historic Places, California Register of Historical 
Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local 
register; and was not found to be a potential historic resource based on the City's 
HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. 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. 

OBSERVANCE OF CONDITIONS-TIME LIMIT- LAPSE OF PRIVILEGES 

All terms and conditions of the Director's Determination shall be fulfilled before the use may be 
established. The instant authorization is further conditioned upon the privileges being utilized 
within three years after the effective date of this determination and, if such privileges are not 
utilized, building permits are not issued, or substantial physical construction work is not begun 
within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void. 

TRANSFERABILITY 

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

The Applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the Applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 

Section 11 .00 of the LAMC states in part (m): "It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment." 
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APPEAL PERIOD - EFFECTIVE DATE 

The Determination in this matter will become effective and final fifteen (15) days after the date of 
mailing of the Notice of Director's Determination unless an appeal there from is filed with the City 
Planning Department. It is strongly advised that appeals be filed early during the appeal period 
and in person so that imperfections/incompleteness may be corrected before the appeal period 
expires. Any appeal must be filed on the prescribed forms, accompanied by the required fee, a 
copy of this Determination, and received and receipted at a public office of the Department of City 
Planning on or before the above date or the appeal will not be accepted. Forms are available on
line at http://planning.lacity.org. 

Planning Department public offices are located at: 

Downtown 
Figueroa Plaza 

201 North Figueroa Street, 
4th Floor 

Los Angeles, CA 90012 
(213) 482-7052 

San Fernando Valley 
Marvin Braude San Fernando 

Valley Constituent Service Center 
6262 Van Nuys Boulevard, Rm 251 

Van Nuys, CA 91401 
(818) 374-5050 

West Los Angeles 
West Los Angeles Development 

Services Center 
1828 Sawtelle Boulevard, 2nd Floor 

Los Angeles, CA 90025 
(310) 231-2598 

Only an applicant or any owner or tenant of a property abutting, across the street or alley from, or 
having a common corner with the subject property can appeal this Density Bonus Compliance 
Review Determination. Per the Density Bonus Provision of State Law (Government Code Section 
§65915) the Density Bonus increase in units above the base density zone limits and the 
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed. 
Only the requested incentives are appealable. Per Section 12.22 A.25 of the LAMC, appeals of 
Density Bonus Compliance Review cases are heard by the City Planning Commission. 

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to 
schedule an appointment with the Development Services Center either through the Department 
of City Planning website at http://planning.lacity.org or by calling (213) 482-7052 or (818) 374-
5050. The applicant is further advised to notify any consultant representing you of this requirement 
as well. 

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 
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CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 

(PRC Section 21152; CEQA Guidelines Section 15062) 

 
Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062. Pursuant to Public Resources Code Section 
21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an exemption for the project. 
Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days. 
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DIR-2019-2789-TOC 

LEAD CITY AGENCY 

City of Los Angeles (Department of City Planning) 
CASE NUMBER 
ENV-2019-2790-CE 

PROJECT TITLE 
1300 Westwood Boulevard 

COUNCIL DISTRICT 

5 

PROJECT LOCATION   (Street Address and Cross Streets and/or Attached Map)                           ☐   Map attached. 

1300 Westwood Boulevard 

PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 

TOC TIER 4, 31-UNIT APARTMENT BUILDING (27 MARKET RATE, 4 ELI) 

NAME OF APPLICANT / OWNER: 

Mehdi Mossazadeh  

CONTACT PERSON (If different from Applicant/Owner above) 

Andy Simhaee 
(AREA CODE) TELEPHONE NUMBER |        EXT. 

213-747-2560   

EXEMPT STATUS:  (Check all boxes, and include all exemptions, that apply and provide relevant citations.) 

 STATE CEQA STATUTE & GUIDELINES  
   

☐ STATUTORY EXEMPTION(S)     

               Public Resources Code Section(s) ______________________________________________________________  
 

☒ CATEGORICAL EXEMPTION(S) (State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33) 

 
        CEQA Guideline Section(s) / Class(es) ____Class 32_______________________________________________________ 

 

☐ OTHER BASIS FOR EXEMPTION (E.g., CEQA Guidelines Section 15061(b)(3) or (b)(4) or Section 15378(b) ) 
 

JUSTIFICATION FOR PROJECT EXEMPTION:                                                                            ☐ Additional page(s) attached 

 
The project consists of the demolition of an existing surface parking lot and the new construction of a tier 4 TOC 31-unit multi-family 
dwelling with one level of subterranean parking requesting three incentives: RAS 3 side yards of 5-feet in lieu of 9-feet; height increase 
to 75-feet in lieu of 45-feet; 25% open space reduction to 2,494 sf in lieu of 3,225 square feet. The project consists of 7 stories including 
a mezzanine floor level featuring a total of 27,764 square feet.  The proposed project consists of one level of subterranean parking 
spaces include 14 compact parking spaces and one 1 ADA parking space, a haul route for the export of approximately 2,700 cubic 
yards on a 6,608.6 square foot lot.  As a proposed multi-family dwelling in an infill site, this Project qualifies for Class 32 Exemptions. 
 

☐  None of the exceptions in CEQA Guidelines Section 15300.2 to the categorical exemption(s) apply to the Project.  

☐  The project is identified in one or more of the list of activities in the City of Los Angeles CEQA Guidelines as cited in the justification. 

IF FILED BY APPLICANT, ATTACH CERTIFIED DOCUMENT ISSUED BY THE CITY PLANNING DEPARTMENT STATING THAT 
THE DEPARTMENT HAS FOUND THE PROJECT TO BE EXEMPT.  
If different from the applicant, the identity of the person undertaking the project. 

CITY STAFF USE ONLY: 
CITY STAFF NAME AND SIGNATURE 

Jeanalee Obergfell  
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City Planning Associate  

ENTITLEMENTS APPROVED 
Demolition of existing surface parking lot; pursuant to LAMC SEC. 12.22.A.31 new construction of a tier 4 TOC 31-unit apartment 
building using 3 incentives: RAS 3 side yards of 5-feet in lieu of 9-feet; height increase to 75-feet in lieu of 45-feet; 25% open space 
reduction to 2,494 sf in lieu of 3,225 sf. 

FEE: 
$5,774.00 

RECEIPT NO. 

 
REC’D. BY (DCP DSC STAFF NAME) 

 

DISTRIBUTION:  County Clerk, Agency Record 
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JUSTIFICATION FOR PROJECT EXEMPTION 

CASE NO. ENV-2019-2790-CE 

 

Project Description 

On September 10, 2020, the City of Los Angeles determined based on the whole of the 

administrative record, that, the Project is exempt from CEQA pursuant to CEQA Guidelines, 

Article 19 Section 15300, Class 32, and there is no substantial evidence demonstrating that an 

exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2. 

The project is for the construction of a seven-story 31-unit residential building with a maximum 

height of approximately 75 feet and encompasses approximately 25,693 square feet of floor area. 

The project provides 12 parking spaces located in one subterranean level, with pedestrian access 

of Westwood Boulevard and vehicular access off the rear alley. The project also provides 32 long 

term and four short-term bicycle parking spaces and will involve grading and a haul route to export 

3,000 cubic yards of soil to accommodate the subterranean parking level. The Department of 

Building and Safety, Grading Division issued a Geology and Soils Report Approval letter on May 

23, 2019 (Log No. 108317) which details conditions of approval which must be followed. The 

existing parking lot on site is proposed to be demolished and there are no significant trees or 

street trees on-site. No trees will be removed from this existing site and the two street trees located 

on Wellworth Avenue will remain. As a multi-family residential building, and a project that is 

characterized as in-fill development, the project qualifies for the Class 32 Categorical Exemption. 

CEQA Determination - Class 32 Categorical Exemption Applies 

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. 

 
The site consists of one 7,108 square foot lot and is zoned C4-1VL-POD and is designated 

Neighborhood Commercial/Neighborhood Office Commercial Land Uses with 

corresponding zones of C1, C1.5, C2, C4, RAS3, and RAS4. The site is located within the 

Westwood Community Plan Area, West Los Angeles Transportation Improvement and 

Mitigation Specific Plan Area, Transit Priority Area, and located in Tier 4 Transit-Oriented 

Communities (TOC) Affordable Housing Incentive Area and the Westwood Oriented 

Pedestrian District Overlay. 

The project site is not located within a Methane Zone, Flood Zone, Landslide Area, 

Liquefaction Zone or Very High Fire Hazard Severity Zone but is located within a Special 

Grading Area and within the Santa Monica Fault Zone. As shown in the case file, the project 

is consistent with all the applicable Westwood Community Plan land use designation, 

policies and zoning designations. The project is allowed an increase in dwelling units by 80 

percent and floor area ratio up to 4.25:1 as an Eligible Housing Development within Tier 4 

of the TOC Guidelines. The proposed residential floor area is 25,693 square feet and 

proposed floor area ratio is 3.89:1, after consideration of the TOC Guidelines per LAMC 

Code Section 12.22 A.31. 
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(b) 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 6,608 

square feet or 0.15 acres. Lots adjacent to the subject site to the north, west, and south, are 

all zoned C4-1VL-POD, designated for commercial uses and developed with commercial 

uses. Lots adjacent to the east are all zoned R1-1, for low residential uses and are 

developed with single-family dwellings.The project site has no value as habitat for 

endangered, rare or threatened species. 

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

species. 

 

The Site is not a wildland area and is not inhabited by endangered, rare, or threatened 

species. The site is currently developed as a street-level commercial parking lot. The site has 

a slope less than 10 percent and is not heavily graded. The proposed project is in a heavily 

developed area and will not cause any impact on wildlife. There are no protected trees and 

street trees located on site. 

(d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 
 
The Subject Site is not located within a Liquefaction zone, Flood Zone, Hillside Area, 

Landslide Area, Methane Zone, Very High Fire Hazard Severity Zone but is located within a 

Special Grading Area and Fault zone. Specific Regulatory Compliance Measures (RCMs) in 

the City of Los Angeles regulate grading and construction in these particular types of 

"sensitive" locations and reduce any potential impacts to less than significant. Regulatory 

Compliance Measures (RCMs) include the submittal of a Geology and Soils Report prepared 

by AGI Geotechnical, Inc. and dated January 15, 2019 to the Department of Building and 

Safety (DBS), and a Geology and Soils Report Approval Letter. Such approval letter was 

issued by DBS on May 23, 2019 (Log No. 108317) which details conditions of approval which 

must be followed. The RCMs require that design and construction of the building must 

conform to the California Building Code, and grading on site shall comply with the City's 

Landform Grading Manual, as approved by the Department of Building and Safety Grading 

Division. 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 

compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, dewatering, 

storm water mitigations; and Best Management Practices for stormwater runoff. More 

specifically, RCMs include but are not limited to: 

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and construction 
of the project shall conform to the California Building Code seismic standards as approved 
by the Department of Building and Safety. 
 

• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the issuance 
of building or grading permits, the applicant shall submit a geotechnical report prepared 
by a registered civil engineer or certified engineering geologist to the written satisfaction 
of the Department of Building and Safety. The geotechnical report shall assess potential 
consequences of any subsidence and soil strength loss, estimation of settlement, lateral 
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movement or reduction in foundation soil-bearing capacity, and discuss mitigation 
measures that may include building design consideration. Building design considerations 
shall include, but are not limited to: ground stabilization, selection of appropriate 
foundation type and depths, selection of appropriate structural systems to accommodate 
anticipated displacements or any combination of these measures. The project shall 
comply with the conditions contained within the Department of Building and Safety's 
Geology and Soils Report Approval Letter for the proposed project, and as it may be 
subsequently amended or modified. 
 

• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to the 
issuance of grading or building permits, the applicant shall submit a geotechnical report, 
prepared by a registered civil engineer or certified engineering geologist, to the 
Department of Building and Safety, for review and approval. The geotechnical report shall 
assess potential consequences of any soil expansion and soil strength loss, estimation of 
settlement, lateral movement or reduction in foundation soil bearing capacity, and discuss 
mitigation measures that may include building design consideration. Building design 
considerations shall include, but are not limited to: ground stabilization, selection of 
appropriate foundation type and depths, selection of appropriate structural systems to 
accommodate anticipated displacements or any combination of these measures. The 
project shall comply with the conditions contained within the Department of Building and 
Safety's Geology and Soils Report Approval Letter for the proposed project, and as it may 
be subsequently amended or modified. 
 

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and Construction 
Activities): Compliance with provisions of the SCAQMD District Rule 403. The project 
shall comply with all applicable standards of the Southern California Air Quality 
Management District, including the following provisions of District Rule 403: 

o All unpaved demolition and construction areas shall be wetted at least twice daily 
during excavation and construction, and temporary dust covers shall be used to 
reduce dust emissions and meet SCAQMD District Rule 403. Wetting could reduce 
fugitive dust by as much as 50 percent. 

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

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

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

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

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

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

• Regulatory Compliance Measure RC-GE0-1 (Seismic): The design and construction of 
the project shall conform to the California Building Code seismic standards as approved 
by the Department of Building and Safety. 
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• Regulatory Compliance Measure RC-N0-1 (Demolition, Grading, and Construction 
Activities): The project shall comply with the City of Los Angeles Noise Ordinance and 
any subsequent ordinances, which prohibit the emission or creation of noise beyond 
certain levels at adjacent uses unless technically infeasible. 
 

• Regulatory Compliance Measure RC-GE0-6 (Expansive Soils Area): Prior to the 
issuance of grading or building permits, the applicant shall submit a geotechnical report, 
prepared by a registered civil engineer or certified engineering geologist, to the 
Department of Building and Safety, for review and approval. The geotechnical report shall 
assess potential consequences of any soil expansion and soil strength loss, estimation of 
settlement, lateral movement or reduction in foundation soil bearing capacity, and discuss 
mitigation measures that may include building design consideration. Building design 
considerations shall include but are not limited to ground stabilization, selection of 
appropriate foundation type and depths, selection of appropriate structural systems to 
accommodate anticipated displacements or any combination of these measures. The 
project shall comply with the conditions contained within the Department of Building and 
Safety's Geology and Soils Report Approval Letter for the proposed project and as it may 
be subsequently amended or modified. 
 

Interim thresholds were developed by DCP staff based on CalEEMod model runs relying on 

reasonable assumptions, consulting with AQMD staff, and surveying published air quality 

studies for which criteria air pollutants did not exceed the established SCAQMD construction 

and operational thresholds. These RCMs will ensure the project will not have significant 

impacts on noise, air quality, and water. The Project will also be governed by an approved 

haul route under City Code requirements, which will regulate the route hauling trucks will 

travel, and the times at which they may leave the site, thereby reducing any potential traffic 

impacts to less than significant. The project shall comply with the conditions contained within 

the Department of Building and Safety's Geology and Soils Report Approval Letter for the 

proposed project and as it may be subsequently amended or modified. 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 further Regulatory Compliance Measures (RCMs). These 

require compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 

dewatering, stormwater mitigations; and Best Management Practices for stormwater runoff. 

These RCMs will reduce any potential impacts on noise and water to less than significant. 

Furthermore, the project does not exceed the threshold criteria established by the Los 

Angeles Department of Transportation (LADOT) for preparing a traffic study. The LADOT 

Referral Form dated August 26, 2020 indicates that the project would generate a net 

increase of 169 daily vehicle trips, which is less than the threshold of 250 daily trips that 

would otherwise require a Vehicle Miles Traveled (VMT) analysis. Therefore, the project will 

not have any significant impacts to traffic. All haul route applications require the submittal of 

a Geology and Soils Report to the Department of Building and Safety (DBS). A Geology and 

Soils Report Approval Letter for the subject property, which details conditions of approval 

that must be followed, has been issued by DBS on May 23, 2019 (Log No. 108317). Thus, 

in conjunction with the above RCMs and compliance with other applicable regulations, the 

Project will not result in a significant impact based on its location. 

(e) The site can be adequately served by all required utilities and public services. 
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The project site will be adequately served by all public utilities and services given that the 

project site is developed, surrounded by urban uses, served by existing infrastructure, and 

is consistent with the General Plan. Therefore, the project meets all of the Criteria for Class 

32. 

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 

There are five (5) Exceptions which must be considered in order to find  a  project  exempt under 

Class 32: 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the cumulative 
impact of successive projects of the same type in the same place, over time is significant. 
 
According to NavigateLA, there is one open haul route for the grading, excavation, and export 

of approximately 5,830 cubic yards of earth for a project at 1361 South Kelton Avenue which 

is within 1,100 feet from the subject site, for the time period between June 2018 and 

December 2020; and one pending haul route for the grading, excavation, and export of 

approximately 1,642 cubic yards of earth is located at 10717 West Ohio Avenue which is 

within 0.5 mile from the site and would use the same street as the subject site. 

The haul route approval will be subject to recommended conditions prepared by LADOT to 

be considered by the Board of Building and Safety Commissioners that will reduce the 

impacts of the construction-related hauling activity, monitor the traffic effects of hauling, and 

reduce haul trips in response to congestion. Furthermore, DBS staggers the haul route 

schedules so as to ensure that all of the haul routes do not occur simultaneously. 

Therefore, in conjunction with citywide RCMs and compliance with other applicable 

regulations, no foreseeable cumulative impacts are expected. 

(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not be 
used for an activity where there is a reasonable possibility that the activity will have a 
significant effect on the environment due to unusual circumstances. 
 
The project consists of the construction of a new 31-unit multi-family dwelling with one level 

of subterranean parking. The project consists of seven stories featuring a total of 25,693 

square feet. The proposed project consists of one level of subterranean parking spaces 

include 11 parking spaces and one 1 ADA parking space located on the ground floor, a haul 

route for the export of approximately 3,000 cubic yards on a 6,608 square foot lot. The 

proposed residential floor area and density are below the maximum amount after the 

consideration of 80 percent density bonus per TOC Guidelines. 

The proposed project is seeking various Base and Additional Incentives as stated under TOC 

Guidelines. Those consist of: a) increasing the allowable number of dwelling units by 80%, 

b) increasing floor area ratio up to 3.89:1 totaling 25,693 square feet, c) to allow RAS3 side 

yards and rear yard as an incentive, allowing 5-foot side yard setbacks in lieu of 10-foot side 

yard setbacks and allowing 15-foot rear yard setback in lieu of 19-foot rear yard setback, d) 

decreasing 25 percent of open space that totals to 2,457 square feet, and e) increasing total 

height by 30 feet. 
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The proposed project is not unusual for the vicinity of the Subject Site and is similar in scope 

to other existing residential uses and commercial in the area. Thus, there are no unusual 

circumstances which may lead to a significant effect on the environment, and this exception 

does not apply. 

(c) Scenic Highways. A categorical exemption shall not be used for a project which may result 
in damage to scenic resources, including but not limited to, trees, historic buildings, rock 
outcroppings, or similar resources, within a highway officially designated as a state scenic 
highway. 
 
The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon State 

Scenic Highway, State Route 27, which travels through a portion of Topanga State Park. 

The Subject Site is approximately 14.4 miles away from the Topanga Canyon State Scenic 

Highway. Therefore, the Project will not result in damage to any scenic resources, including 

but not limited to, trees, historic buildings, rock outcroppings, or similar resources, within a 

highway officially designated as a state scenic highway, and this exception does not apply. 

(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located on 
a site which is included on any list compiled pursuant to Section 65962. 5 of the Government 
Code 
 
According to Envirostor, the State of California's database of Hazardous Waste Sites, the 

Subject Site, is not identified as a hazardous waste site. Furthermore, the building permit 

history for the Project Site does not indicate the Site may be hazardous or otherwise 

contaminated and this exception does not apply. 

(e) Historical Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 
 
The Project Site is currently developed with a parking lot that has not been identified as a 

historic resource by local or state agencies, and has not been determined to be eligible for 

listing in the National Register of Historic Places, California Register of Historical Resources, 

the Los Angeles Historic-Cultural Monuments Register, and/or any local register; and was 

not found to be a potential historic resource based on the City's HistoricPlacesLA website or 

SurveyLA, the citywide survey of Los Angeles. 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. 
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City of Los Angeles
Department of City Planning

 
12/14/2020

PARCEL PROFILE REPORT
 Address/Legal Information

 PIN Number 132B153   656

 Lot/Parcel Area (Calculated) 6,608.6 (sq ft)

 Thomas Brothers Grid PAGE 632 - GRID B3

 Assessor Parcel No. (APN) 4325009001

 Tract TR 7803

 Map Reference M B 85-59/60 (SHTS 1-2)

 Block 2

 Lot 1

 Arb (Lot Cut Reference) None

 Map Sheet 132B153

 Jurisdictional Information

 Community Plan Area Westwood

 Area Planning Commission West Los Angeles

 Neighborhood Council North Westwood

 Council District CD 5 - Paul Koretz

 Census Tract # 2655.10

 LADBS District Office West Los Angeles

 Planning and Zoning Information

 Special Notes None

 Zoning C4-1VL-POD

 Zoning Information (ZI) ZI-2296 Pedestrian Oriented District: Westwood Boulevard

  ZI-2192 Specific Plan: West Los Angeles Transportation Improvement
and Mitigation

  ZI-2452 Transit Priority Area in the City of Los Angeles

 General Plan Land Use Neighborhood Office Commercial

 General Plan Note(s) Yes

 Hillside Area (Zoning Code) No

 Specific Plan Area WEST LOS ANGELES TRANSPORTATION IMPROVEMENT AND
MITIGATION

      Subarea None

      Special Land Use / Zoning None

 Historic Preservation Review No

 Historic Preservation Overlay Zone None

 Other Historic Designations None

 Other Historic Survey Information None

 Mills Act Contract None

 CDO: Community Design Overlay None

 CPIO: Community Plan Imp. Overlay None

      Subarea None

 CUGU: Clean Up-Green Up None

 HCR: Hillside Construction Regulation No

 NSO: Neighborhood Stabilization Overlay No

 POD: Pedestrian Oriented Districts Westwood Boulevard

 RFA: Residential Floor Area District None

 RIO: River Implementation Overlay No

 SN: Sign District No

 Streetscape No

PROPERTY ADDRESSES

1300 S WESTWOOD BLVD

 

ZIP CODES

90024

 

RECENT ACTIVITY

ADM-2018-728-TOC

PAR-2018-4881-TOC

 

CASE NUMBERS

CPC-2014-1457-SP

CPC-19XX-21143

CPC-1999-3352-POD

CPC-1997-49-CPU

CPC-1978-27676

ORD-186108

ORD-183497

ORD-174260

ORD-171492

ORD-171227

ORD-163205

ORD-151946

ORD-136341

ORD-129279

DIR-2019-2789-TOC

ENV-2019-2790-CE

ENV-2014-1458-EIR-SE-CE

PKG-103

 

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.

zimas.lacity.org    |    planning.lacity.org



 Adaptive Reuse Incentive Area None

 Affordable Housing Linkage Fee

      Residential Market Area High

      Non-Residential Market Area High

 Transit Oriented Communities (TOC) Tier 4

 RPA: Redevelopment Project Area None

 Central City Parking No

 Downtown Parking No

 Building Line None

 500 Ft School Zone No

 500 Ft Park Zone Active: Westwood Gardens Park

 Assessor Information

 Assessor Parcel No. (APN) 4325009001

 Ownership (Assessor)  

      Owner1 1300 WESTWOOD DEVELOPMENT LLC C/O C/O MEHDI
MOSSAZADEH

      Address 2664 S LA CIENEGA BLVD 
LOS ANGELES CA 90034

 Ownership (Bureau of Engineering, Land
Records)

 

      Owner KAHN, RICHARD D. & GRETCHEN (TR) RICHARD D. & GRETCHEN
KAHN LIVING TRUST DTD 4-2-2002 (ET AL)

      Address 9780 E PASEL DEL TORNASOL 
TUCSON AZ 85747

 APN Area (Co. Public Works)* 0.156 (ac)

 Use Code 2700 - Commercial - Parking Lot (Commercial Use Property) - Lots -
Patron or Employee - One Story

 Assessed Land Val. $3,121,200

 Assessed Improvement Val. $0

 Last Owner Change 06/18/2018

 Last Sale Amount $3,000,030

 Tax Rate Area 67

 Deed Ref No. (City Clerk) 767715

  1447562-3

  1173129

 Building 1  

      Year Built 1975

      Number of Units 0

      Number of Bedrooms 0

      Number of Bathrooms 0

      Building Square Footage 6,800.0 (sq ft)

 Building 2 No data for building 2

 Building 3 No data for building 3

 Building 4 No data for building 4

 Building 5 No data for building 5

 Rent Stabilization Ordinance (RSO) No [APN: 4325009001]

 Additional Information

 Airport Hazard None

 Coastal Zone None

 Farmland Area Not Mapped

 Urban Agriculture Incentive Zone YES

 Very High Fire Hazard Severity Zone No

 Fire District No. 1 No

 Flood Zone Outside Flood Zone

 Watercourse No

 Hazardous Waste / Border Zone Properties No

 Methane Hazard Site None
This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org

(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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 High Wind Velocity Areas No

 Special Grading Area (BOE Basic Grid Map A-
13372)

Yes

 Wells None

 Seismic Hazards

 Active Fault Near-Source Zone  

      Nearest Fault (Distance in km) Within Fault Zone

      Nearest Fault (Name) Santa Monica Fault

      Region Transverse Ranges and Los Angeles Basin

      Fault Type B

      Slip Rate (mm/year) 1.00000000

      Slip Geometry Left Lateral - Reverse - Oblique

      Slip Type Moderately / Poorly Constrained

      Down Dip Width (km) 13.00000000

      Rupture Top 0.00000000

      Rupture Bottom 13.00000000

      Dip Angle (degrees) -75.00000000

      Maximum Magnitude 6.60000000

 Alquist-Priolo Fault Zone No

 Landslide No

 Liquefaction No

 Preliminary Fault Rupture Study Area No

 Tsunami Inundation Zone No

 Economic Development Areas

 Business Improvement District None

 Hubzone Redesignated until Dec 2021

 Opportunity Zone No

 Promise Zone None

 State Enterprise Zone None

 Housing

 Direct all Inquiries to Housing+Community Investment Department

      Telephone (866) 557-7368

      Website http://hcidla.lacity.org

 Rent Stabilization Ordinance (RSO) No [APN: 4325009001]

 Ellis Act Property No

 AB 1482: Tenant Protection Act No

 Public Safety

 Police Information  

      Bureau West

           Division / Station West Los Angeles

                Reporting District 833

 Fire Information  

      Bureau West

           Batallion 9

                District / Fire Station 37

      Red Flag Restricted Parking No

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.

Case Number: CPC-2014-1457-SP

Required Action(s): SP-SPECIFIC PLAN (INCLUDING AMENDMENTS)

Project Descriptions(s): SPECIFIC PLAN AMENDMENT

Case Number: CPC-19XX-21143

Required Action(s): Data Not Available

Project Descriptions(s): 

Case Number: CPC-1999-3352-POD

Required Action(s): POD-PEDESTRIAN-ORIENTED DISTRICT

Project Descriptions(s): PEDESTRIAN-ORIENTED DISTRICT WESTWOOD BLVD BETWEEN SANTA MONICA BLVD AND ASHTON AVE

Case Number: CPC-1997-49-CPU

Required Action(s): CPU-COMMUNITY PLAN UPDATE

Project Descriptions(s): COMMUNITY PLAN UPDATE FOR WESTWOOD WHICH IDENTIFIES AND REDEFINES OUTDATED LAND USE ISSUES AND
INCONSISTENT ZONING, REVIEWS POLICIES AND PROGRAMS, AS WELL AS REVISING AND UPDATING THE PLANMAP AND
TEXT

Case Number: CPC-1978-27676

Required Action(s): Data Not Available

Project Descriptions(s): 

Case Number: DIR-2019-2789-TOC

Required Action(s): TOC-TRANSIT ORIENTED COMMUNITIES

Project Descriptions(s): DEMOLITION OF EXISTING SURFACE PARKING LOT; PURSUANT TO LAMC SEC. 12.22.A.31 NEW CONSTRUCTION OF A TIER
4 TOC 31-UNIT APARTMENT BUILDING USING 3 INCENTIVES: RAS 3 SIDE YARDS OF 5-FEET IN LIEU OF 9-FEET; HEIGHT
INCREASE TO 75-FEET IN LIEU OF 45-FEET; 25% OPEN SPACE REDUCTION TO 2762 SF IN LIEU OF 3225 SF.

HOUSING DATA:
BY-RIGHT DENSITY = 17
MARKET RATE UNITS = 27
AFFORDABLE UNITS = 4 ELI

Case Number: ENV-2019-2790-CE

Required Action(s): CE-CATEGORICAL EXEMPTION

Project Descriptions(s): DEMOLITION OF EXISTING SURFACE PARKING LOT; PURSUANT TO LAMC SEC. 12.22.A.31 NEW CONSTRUCTION OF A TIER
4 TOC 31-UNIT APARTMENT BUILDING USING 3 INCENTIVES: RAS 3 SIDE YARDS OF 5-FEET IN LIEU OF 9-FEET; HEIGHT
INCREASE TO 75-FEET IN LIEU OF 45-FEET; 25% OPEN SPACE REDUCTION TO 2762 SF IN LIEU OF 3225 SF.

HOUSING DATA:
BY-RIGHT DENSITY = 17
MARKET RATE UNITS = 27
AFFORDABLE UNITS = 4 ELI

Case Number: ENV-2014-1458-EIR-SE-CE

Required Action(s): EIR-ENVIRONMENTAL IMPACT REPORT

 SE-STATUTORY EXEMPTIONS

 CE-CATEGORICAL EXEMPTION

Project Descriptions(s): ENVIRONMENTAL IMPACT REPORT

 

DATA NOT AVAILABLE
ORD-186108

ORD-183497

ORD-174260

ORD-171492

ORD-171227

ORD-163205

ORD-151946

ORD-136341

ORD-129279

PKG-103

This report is subject to the terms and conditions as set forth on the website.  For more details, please refer to the terms and conditions at zimas.lacity.org
(*) - APN Area is provided "as is" from the Los Angeles County's Public Works, Flood Control, Benefit Assessment.
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ZIMAS INTRANET Coastal Zones 12/14/2020
City of Los Angeles

Department of City Planning

Address: 1300 S WESTWOOD BLVD Tract: TR 7803 Zoning: C4-1VL-POD

APN: 4325009001 Block: 2 General Plan: Neighborhood Office Commercial

PIN #: 132B153   656 Lot: 1  

 Arb: None  



LAND USE
RESIDENTIAL

Minimum Residential

Very Low / Very Low I Residential

Very Low II Residential

Low / Low I Residential

Low II Residential

Low Medium / Low Medium I Residential

Low Medium II Residential

Medium Residential

High Medium Residential

High Density Residential

Very High Medium Residential

COMMERCIAL

Limited Commercial

Limited Commercial - Mixed Medium Residential

Highway Oriented Commercial

Highway Oriented and Limited Commercial

Highway Oriented Commercial - Mixed Medium Residential

Community Commercial

Community Commercial - Mixed High Residential

Regional Center Commercial

INDUSTRIAL

Commercial Manufacturing

Limited Manufacturing

Light Manufacturing

Heavy Manufacturing

PARKING

PORT OF LOS ANGELES

General / Bulk Cargo - Non Hazardous (Industrial / Commercial)

General / Bulk Cargo - Hazard

Commercial Fishing

Recreation and Commercial

Intermodal Container Transfer Facility Site

LOS ANGELES INTERNATIONAL AIRPORT
Airport Landside

Airport Airside 

Airport Northside

OPEN SPACE / PUBLIC FACILITIES

Open Space

Public / Open Space

Public / Quasi-Public Open Space

Other Public Open Space

Public FacilitiesFRAMEWORK
COMMERCIAL

Neighborhood Commercial

General Commercial

Community Commercial

Regional Mixed Commercial

INDUSTRIAL

Limited Industrial

GENERAL PLAN LAND USE

Light Industrial

Hybrid Industrial

GENERALIZED ZONING
OS, GW

A, RA

RE, RS, R1, RU, RZ, RW1

R2, RD, RMP, RW2, R3, RAS, R4, R5, PVSP

CR, C1, C1.5, C2, C4, C5, CW, WC, ADP, LASED, CEC, USC, PPSP, MU, NMU

CM, MR, CCS, UV, UI, UC, M1, M2, LAX, M3, SL, HJ, HR, NI

P, PB

PF

LEGEND
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Park Road
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Residential Planned Development
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Secondary Scenic Controls

Secondary Scenic Highway (Proposed)
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Southern California Edison Power
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Stagecoach Line

Wildlife Corridor

CIRCULATION

Collector Street (Proposed)

Country Road

Divided Major Highway II

Divided Secondary Scenic Highway

Local Scenic Road

Local Street

Major Highway I

Major Highway II

FREEWAYS
Freeway

Interchange

Railroad
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Airport Boundary
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Commercial Areas

Community Redevelopment Project Area

Commercial Center

Country Road
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Desirable Open Space

Detached Single Family House
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Hiking Trail

Historical Preservation
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Lot Line
Tract Line

Lot Cut
Easement
Zone Boundary

Building Line
Lot Split

Community Driveway
Tract Map
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Airport Hazard Zone

Census Tract
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OTHER SYMBOLS
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TRANSIT ORIENTED COMMUNITIES (TOC)
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Tier 3

Tier 4

Note: TOC Tier designation and map layers are for reference purposes only. Eligible projects shall demonstrate compliance with Tier eligibility standards
prior to the issuance of any permits or approvals. As transit service changes, eligible TOC Incentive Areas will be updated.

WAIVER OF DEDICATION OR IMPROVEMENT
Public Work Approval (PWA)

Waiver of Dedication or Improvement (WDI) 

Existing School/Park Site Planned School/Park Site

Early Education CenterEEC

Aquatic Facilities 

Beaches

Child Care Centers

Dog Parks
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Historic Sites 
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JUSTIFICATION FOR APPEAL TO CPC   

 DIR-2019-2789-TOC, ENV-2018-2790-CE (1300 WESTWOOD BLVD.) 

 

September 23, 2020 

Attached are three copies of the TOC appeal form signed by George Merkert, a check 

for $109.47 for the appeal fee, a lease showing that George Merkert is the property 

owner of 10870 Wellworth, within 100 feet of the project site, and contact information for 

his Representative, Fix the City (c/o Laura Lake, Ph.D.).  Dr. Lake, a neighbor and 

volunteer, will file the appeal at the WLA Planning Office. 

Mr. Merkert lives across the alley, at 10870 Wellworth Avenue, from the proposed 

project.  He requests that this approval be rescinded for the reasons discussed below.   

MEASURE JJJ VIOLATIONS:  The approval of 1300 Westwood is unlawful because 

the discretionary incentives approved were not “described herein” as required by LAMC 

12.22 A31(b).  Additional incentives are only available to projects under Measure JJJ 

Section 5(e) and require compliance with the Labor Standard. 

The only TOC incentives described in Measure JJJ Section 6 are ministerial incentives:  

increased FAR and density and reduced parking.  CPC is not authorized to add 

discretionary incentives and to circumvent the Labor Standard.   

Only the voters can modify JJJ.  Thus discretionary/additional TOC incentives 

approved for 1300 Westwood violate City Charter Section 464(a).   

• The calculation of the “base incentives” is required to be based on the base zone 

and density (LAMC 12.21 A.31(b)(2)(i) and not TOC Tiers.  Therefore, even the 

ministerial incentives for 1300 Westwood have been unlawfully approved.   

 

• The so-called “additional/discretionary” TOC incentives violate the clear language 

of Measure JJJ and thus unlawfully modify an initiative approved by the voters, in 

violation of City Charter Section 464(a).  Only the voters can authorize additional 

TOC incentives or TOC Tiers.  Until then, the Planning Department must adopt 

TOC Guidelines that provide increased density and FAR in exchange for 

hopefully larger amounts of affordable housing than currently required.  All other 

applications must be filed under JJJ Section 5 and comply with the Labor 

Standard. 

 

• JJJ Section 6 does not authorize an alternative Transitional Height from LAMC 

12.21.1A10. It also does not authorize any additional height. The 75-foot height 

approved for 1300 Westwood is therefore unlawful because it violates the 

Transitional Height Ordinance and exceeds the 45-foot height limit for Height 
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District 1VL.  Only the voters can modify this Initiative to permit additional 

incentives. Therefore the 75-foot height violates Measure JJJ (LAMC 12.21 A31).   

 

• JJJ Section 6 did not establish TOC Tiers to calculate incentives.  Use of TOC 

Tiers violates Measure JJJ’s requirement that incentives be determined by the 

base density and zone  

 

• JJJ Section 6 did not authorize yard reductions.  Thus, the yard reductions 

approved for this project are unlawful. The plot plan on p. 6 Attachment A (A2.01) 

does not provide an adequate rear yard as defined by LAMC 12.03: from the 

ground to the sky.  The “encroachment” above the ground floor means that the 

actual rear yard is about 6 feet from the property line.  A 19-foot rear yard is 

required.  Relief from the required rear yard is not an incentive available under 

Section 6 of JJJ.   

 

• GARAGE ACCESS FROM ALLEY CREATES NOISE AND GLARE FOR 

RESIDENTS AND POTENTIAL TRAFFIC HAZARD ON THE ONE-WAY 

ALLEY.  The garage access off the northbound one-way alley creates noise and 

glare for our homes and potential for visitors and tenants to take a short-cut and 

enter the garage from the north, rather than all the way to the south from 

Rochester.  The garage access should be on Wellworth, not the alley.  Signage 

will not cure this safety hazard. 

WESTWOOD COMMUNITY PLAN VIOLATIONS:  No findings were provided that the 

project complies with the Westwood Boulevard POD.  The project site is zoned C4-1VL-

POD.  It is limited to 45-feet.  Westwood Boulevard is a POD to encourage retail and 

commercial uses under the Westwood Community Plan and the POD (Westwood 

Community Plan p.III-7, and Policy 2-1.2 is to “Protect commercially planned/zoned 

areas from encroachment by residential only development.” (Ibid., p. III-8).  1300 

Westwood is a residential-only project and not compatible with the POD.  

Westwood Community Plan Policy 2-2.2 “Promote mixed-use projects along designated 

Mixed Use Boulevards and in Westwood Village and ensure their development…and 

compatibility with surrounding uses.”  (Ibid., p.III-9).   The scale is not compatible with 

single story homes, and it is not compatible with the 45-foot mixed-use boulevard POD. 

The Design Guidelines in the Westwood Community Plan clearly require “maximizing 

retail and commercial uses along frontages of building.” (Ibid, p. V-3). 

Specifically, POD designs are to “ensure that the mass, proportion and scale of all new 

buildings and remodels shall be at a pedestrian scale and designed in harmony with the 

surrounding neighborhood.” (Ibid., p. V-3).  This is most definitely not in scale.  It will 

tower over Westwood, which has designated the Wilshire Corridor and the Regional 

Center for tall buildings.  Westwood Boulevard is designated to be neighborhood-

serving and neighborhood-sized. 
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WESTWOOD BLVD. SIDEWALK WIDTH?  There is no discussion of the sidewalk 

width.  Since Westwood Boulevard is designated as a POD and intended to attract 

pedestrians, is this project required to provide a 15-foot wide sidewalk on Westwood 

Boulevard?  What is the designation in MP2035?  Is it compliant? 

ROOFTOP DECK A NOISE AND PRIVACY NUISANCE FOR ENTIRE AREA.  The 

rooftop deck impacts the privacy of the entire neighborhood.  It also creates noise for 

the entire neighborhood.  There are no use conditions placed upon the deck to protect 

the neighbors.  We request that the rooftop use be regulated carefully, similar to the 

conditions imposed on 11001 Pico Blvd.   

IS THERE A PARKING COVENANT?  ZIMAS lists an Affidavit – Pkg. 103.  Yet the 

LOD claims there is no parking covenant.  Please provide the affidavit and verify that 

there is no parking covenant. 

LOADING DOCK FOR MOVING VANS NEEDED.  Based on the plot plan, there is no 

loading dock for moving vans.  Residential buildings in Westwood on narrow residential 

streets that lack loading docks create traffic hazards, often double-parking and forcing 

traffic to face opposing traffic to bypass moving vans. Please require a loading dock. 

Sincerely, 

George Merkert  

George.Merkert@gmail.com 

REPRESENTATIVE:   Fix the City (Laura.Lake@gmail.com)  310-497-5550 

mailto:Laura.Lake@gmail.com
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TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 

September 10, 2020 

Applicant/Owner 
Mehdi Mossazadeh 
1300 Westwood Development LLC 
2664 South La Cienega Boulevard 
Los Angeles, CA 90034 

Representative 
Andy Simhaee 
Simha Engineering, Inc. 
1332 South Saint Joseph Place 
Los Angeles, CA 90015 

Case No. 
CEQA: 

Location: 

Council District: 
Community Plan Area: 
Land Use Designation: 

Zone: 
Legal Description: 

Last Day to File an Appeal: 

DIR-2019-2789-TOC 
ENV-2018-2790-CE 
1300 Westwood Boulevard 

5 - Koretz 
Westwood 
Neighborhood Office 
Commercial 
C4-1VL-POD 
Lot 1, Block 2, Tract TR 7803 

September 25, 2020 

DETERMINATION - Transit Oriented Communities Affordable Housing Incentive Program 

Pursuant to Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the proposed 
project and as the designee of the Director of Planning, I hereby: 

DETERMINED, based on the whole of the administrative record, that the Project is exempt from 
the California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Article 19, 
Section 15332, Class 32, and there is no substantial evidence demonstrating that an exception 
to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 

APPROVE a Transit Oriented Communities (TOC) Compliance Review for a qualifying Tier 4 
project totaling 31 dwelling units, reserving 4 units for Extremely Low-Income occupancy for a 
period of 55 years, with the following requested Base and Additional Incentives: 

Base Incentives: 

a. Residential Density. A 72.22 percent increase in the maximum density to permit a 
total of 31 dwelling units, in lieu of 18 units as otherwise permitted by the C4 base 
density; and 

b. Floor Area Ratio (FAR). A maximum FAR of up to 3.89:1 in lieu of 1.5:1 as otherwise 
permitted by LAMC Section 12.21.1 A. 1; and 

c. Parking. No parking requirements per dwelling units are required per TOC; and 

Laura
Highlight

Laura
Highlight

Laura
Highlight

Laura
Highlight

Laura
Highlight



Additional Incentives: 

d. Height and Transitional Height. A 30-foot increase in the building height, 
allowing 75 feet in lieu of the maximum 45 feet, otherwise allowed by the C4-
1 VL-POD Zone; and Transitional Height per TOC Guidelines; and 

e. Yard/Setback. A reduction in required side and rear yards to allow RAS3 yards 
allowing 5-foot side yards in lieu of the required 10-foot side yard and a 15-foot 
rear yard in lieu of 19-foct rear yard required by LAMC Section 12.11-C; and 

f. Open Space. A maximum 25 percent decrease from the open space 
requirement, allowing 2,457 square feet in lieu of 3,275 square feet. 

The project approval is based upon the attached Findings, and subject to the attached Conditions 
of Approval: 

DIR-2019-2789-TOC Page 2of 23 
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CONDITIONS OF APPROVAL 

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

2. Residential Density. The project shall be limited to a maximum density of 31 residential 
units per Exhibit "A". 

3. Affordable Units. A minimum of four (4) units, that is 11 percent On-Site Restricted 
Affordable Units, shall be reserved for Extremely Low-Income Households as defined in 
Section 50106 of the California Health and Safety Code. The Transit-Oriented 
Communities Affordable Housing Incentive Program Guidelines also requires a Housing 
Development to meet any applicable housing replacement requirements of California 
Government Code Section 65915(c)(3), as verified by the Department of Housing and 
Community Investment (HCIDLA) prior to the issuance of any building permit. 
Replacement housing units required per this section may also count towards other On
Site Restricted Affordable Units requirements. 

4. Changes in Restricted Units. Deviations that increase the number of restricted 
affordable units or that change the composition of units or change parking numbers shall 
be consistent with LAMC Section 12.22-A.31 and comply with the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines adopted by the City 
Planning Commission. 

5. Housing Requirements. Prior to issuance of a building permit, the owner shall execute 
a covenant to the satisfaction of the Los Angeles Housing and Community Investment 
Department (HCIDLA) to make four (4) units for Extremely Low Income Households for 
rental as determined to be affordable to such households by HCIDLA for a period of 55 
years. Enforcement of the terms of the said covenant shall be the responsibility of HCIDLA. 
The Applicant will present a copy of the recorded covenant to the Department of City 
Planning for inclusion in this file. The project shall comply with any monitoring 
requirements established by the HCIDLA. Refer to the Transit Oriented Communities 
Affordable Housing Incentive Program Background section of this determination. 

6. Floor Area Ratio (FAR). The project shall be limited to a Floor Area Ratio of 
approximately 3.89:1 and 25,693 square feet per Exhibit "A". 

7. Height. The project shall be limited to seven stories and a maximum of 75 feet in height. 

a. Height increases over 11 feet, resulting in building height over 56 feet, shall be 
stepped back at least 15 feet from the exterior fa9ade of the ground floor of the 
building located along any street frontage, as provided in Exhibit A. 

8. Transitional Height. The project building height limit shall be stepped back at a 45-degree 
angle as measured from a horizontal plane originating 25 feet above grade at the property 
line of the adjoining lot in the RW1 Zone or more restrictive zone, per TOC Guidelines. 
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9. Yard/Setback. The project may utilize the side yards and rear yard requirements of the 
RAS3 Zone per LAMC 12.10.5. The westerly and easterly side yards setbacks shall be no 
less than 5 feet and rear yard setback shall be no less than 15 feet per Exhibit "A". 

10. Open Space. The project qualifies for a maximum 25 percent reduction in the required 
amount of open space. The project shall provide a minimum of 2,457 square feet of open 
space per Exhibit "A". The common open space shall meet the requirements of LAMC 
Section 12.21 G per the satisfaction of the Department of Building and Safety. 

11 . Automobile Parking. Per TOC Guidelines, no automobile parking spaces are required 
for an Eligible Housing Development located in Tier 4. The proposed project is providing 
11 compact parking spaces and 1 ADA compliant parking space for a total of 12 parking 
spaces, as provided in Exhibit "A". 

12. Adjustment of Parking. In the event that the number of Restricted Affordable Units 
should increase, or the composition of such units should change (i.e. the number of 
bedrooms, or the number of units made available to Senior Citizens and/or Disabled 
Persons), or the applicant selects another Parking Option (including Bicycle Parking 
Ordinance) and no other Condition of Approval or incentive is affected, then no 
modification of this determination shall be necessary, and the number of parking spaces 
shall be recalculated by the Department of Building and Safety, based upon the ratios set 
forth ratios set forth in the Transit Oriented Communities Affordable Housing Incentive 
Program Guidelines (TOC Guidelines). 

13. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section 12.21 
A.16. 

14. Landscaping. The landscape plan shall indicate landscape points for the project 
equivalent to 10% more than otherwise required by LAMC 12.40 and Landscape 
Ordinance Guidelines "O". All open areas not used for buildings, driveways, parking 
areas, recreational facilities or walks shall be attractively landscaped, including an 
automatic irrigation system, and maintained in accordance with a landscape plan prepared 
by a licensed landscape architect or licensed architect, and submitted for approval to the 
Department of City Planning. 

15. Westwood Boulevard Pedestrian Oriented District (POD). The Department of Building 
and Safety shall not issue a building permit for the Project unless the Project conforms to 
all of the applicable provisions of the Westwood Boulevard Pedestrian Oriented District, 
Ordinance No. 174,260. 

16. Street Trees. Street trees shall be planted at a ratio of at least one street tree for each 30 
feet of street frontage where possible per Westwood Pedestrian Oriented District Section 
5.E.1. 

Administrative Conditions 

17. 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 
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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. 

18. Notations on Plans. Plans submitted to the Department of Building and Safety, for 
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. 

19. Approval, Verification, and Submittals. Copies of any approvals, guarantees or 
verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file. 

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

21. 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. 

22. Indemnification and Reimbursement of Litigation Costs. 

Applicant shall do all of the following: 

(i) Defend, indemnify and hold harmless the City from any and all actions against the 
City relating to or arising out of, in whole or in part, 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. 

{ii) Reimburse the City for any and all costs incurred in defense of any action related 
to or arising out of, in whole or in part, 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 1 O 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 
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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 
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, commissions, 
committees, employees, and volunteers. 

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

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

The project site is in the Westwood Community Plan Area on the southeast corner at the 
intersection of Westwood Boulevard and Wellworth Avenue with frontage along the eastern side 
of Westwood Boulevard. The site is zoned C4-1VL-POD, with a General Plan designation of 
Neighborhood Commercial. The Westwood Community Plan Map designates the site for 
Neighborhood Commercial/Neighborhood Office Commercial land use with corresponding zones 
of C1, C1 .5, C2, C4, RAS3, and RAS4. The property is currently zoned C4-1 VL-POD which is 
consistent with the land use designation. Height District No. 1VL allows a 45-foot building height 
and a by-right Floor Area Ratio (FAR) of 1.5:1. The property is located in the West Los Angeles 
Transportation Improvement and Mitigation Specific Plan (WLA TIMP, Ordinance 171,492) which 
is administered by the Department of Transportation and was amended on June 28, 2019 
(Ordinances 186,105 and 186,108). However, the subject entitlement case was deemed complete 
on June 4, 2019, prior to the effective date of the amendment. Therefore, the amendment and 
related ordinances do not apply to the subject project. The site is also within the City of Los 
Angeles Transit Priority Area (Zoning Information "ZI" File No. 2452) and the Westwood 
Pedestrian District Overlay (Ordinance 174,260 effective November 17, 2001). 

The Westwood Boulevard Pedestrian Oriented District (POD) was enacted through Ordinance 
174,260, effective November 17, 2001. The POD established the POD suffix on the project site. 
The POD is a Supplemental Use District per LAMC Section 13.07 and contains additional 
regulations for building frontages, prohibited uses, parking, landscaping, signage, and utilities. 
Projects in the POD require a clearance from the Department of City Planning prior to the issuance 
of any permit for construction, relocation, addition, change of use, or exterior alteration of a 
building facade facing Westwood Boulevard {ZI File No. 2296). 

The project site is a rectangular shaped and flat corner lot that is approximately 6,608 square feet 
(7,108 square feet including half-alley). The project lot is 50 feet wide along the east side of 
Westwood Boulevard and a depth of approximately 136 feet along the south side of Wellworth 
Avenue, consistent with the lot width requirements of the C4 Zone. The site is currently developed 
with a parking lot. There are no known designated historic resources or cultural monuments on 
the subject site. The project abuts a 20-foot wide alley located at the rear of the project. 

Surrounding properties along Westwood Boulevard are zoned C4-1VL-POD. The properties 
adjoining the project site along Westwood Boulevard are developed with one- and two-story 
commercial businesses, retail, and offices. The property is located two blocks south of the 
intersection of Wilshire Boulevard and Westwood Boulevard which is improved with commercial 
high-rise buildings. The existing property is developed with a parking lot. The properties to the 
east of the alley located at the rear of the property are zoned R1-1 and are improved with single
family residences. Further northeast is the Westwood Gardens Park. 

The project site proposes the demolition of the existing parking lot and the new construction of a 
seven-story building with, 31 residential units, with a maximum height of approximately 75 feet. 
The project includes one level of subterranean parking consisting of 12 parking spaces with 
driveway access off the alley. The proposed project encompasses 25,693 square feet of floor 
area with pedestrian access off Westwood Boulevard. The site is currently developed with a 
parking lot built in 1975. There is no current covenant for the property to provide parking spaces 
for nearby businesses. The project will involve grading of approximately 3,000 cubic yards of soil. 
The Department of Building and Safety, Grading Division issued a Geology and Soils Report 
Approval letter on May 23, 2019 (Log No. 108317) which details conditions of approval which 
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must be followed. No trees will be removed from this existing site. There are two existing street 
trees located on the fa9ade adjacent to Wellworth Avenue and those trees will not be removed. 
On August 8, 2018, an application for a Building Permit Number 18010-10000-03175 was 
submitted by the applicant to the Department of Building and Safety for a 33-unit Tier 4 TOC 
project. The building permit is pending and has not be issued at the time of preparing this report. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
BACKGROUND 

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of 
the Measure instructed the Department of City Planning to create the Transit Oriented 
Communities Affordable Housing Incentive Program. The measure required that the Department 
adopt a set of TOG Guidelines, which establishes incentives for residential and mixed-use 
projects located within ½ mile of a major transit stop. Major transit stops are defined under existing 
State law. 

The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines) released on 
September 22, 2017, and amended on February 26, 2018, establish a tier-based system with 
varying development bonuses and incentives based on a project's distance from different types 
of transit. The largest bonuses are reserved for those areas in the closest proximity to significant 
rail stops or the intersection of major bus rapid transit lines. Required affordability levels are 
increased incrementally in each higher tier. The incentives provided in the TOC Guidelines 
describe the range of bonuses from particular zoning standards that applicants may select. 

Transit Oriented Communities 

The project qualifies for the Transit Oriented Communities ("TOC") Affordable Housing Incentive 
Program, which allows a variety of incentives for increased density, height, and floor area, among 
others, for Eligible Housing Projects. 

The subject site is located within 750 feet from the future Metro Purple Line Rail and Metro Rapid 
720 bus line. The subject property is therefore located in Tier 4 of the Transit Oriented 
Communities Affordable Housing Incentive Program Guidelines (TOG Guidelines), as indicated 
on the TOC Referral Form dated on February 11, 2020. 

Tier 4 Incentives would require On-Site Restricted Affordable Units at the rate of 11 percent 
Extremely Low Income, 15 percent Very Low Income, or 25 percent Lower Income of total units. 
The project is providing 11 percent Extremely Low-Income Units of total units and is therefore 
eligible for Base Incentives. Furthermore, up to three Additional Incentives may be granted for 
projects that include at least 11 percent of the base units for Extremely Low Income, 15 percent 
for Very Low Income, and 30 percent for Lower Income. The project is providing 11 percent of the 
base units as Extremely Low-Income Units and is, therefore, eligible for three Additional 
Incentives. 

The project is eligible for the following Tier 4 Base Incentives, which are granted by-right for 
eligible TOC projects: 
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a. Density. Increase the maximum allowable number of dwelling units permitted by up to 80 
percent. 

The C4 Zone allows for a maximum residential density consistent with the R4 Zone 
requirements of one dwelling unit per 400 square feet of lot area. The subject site has a 
lot area of 6,608 square feet (7,108 square feet including half-alley) for a maximum base 
density of 18 units. The TOG Guidelines allow an 80 percent increase and round base 
density up to the next whole number. The maximum allowed density for the subject site 
under the Tier 4 Base Incentive for density would be 33 units. The project is proposing 31 
units. 

b. Floor Area Ratio. Percentage increase in commercial zones resulting in at least a 4.25: 1 
FAR. 

In the C4 Zone in Height District 1VL, the LAMC allows for a maximum FAR of 1.5:1. 
LAMC Section 12.03 states, "Buildable Area" is, "all that portion of a lot located within the 
proper zone for the proposed main building, excluding those portions of the lot which must 
be reserved for yard spaces, building line setback space, or which may only be used for 
accessory buildings or uses." The project has a buildable lot area of 6,608 square feet, 
and therefore is allowed a by-right floor area of 10,662 square feet with a 1.5:1 FAR The 
TOG Guidelines allow a maximum floor area of 30,209 square feet with a 4.25:1 FAR, and 
the project is proposing 25,693 square feet at a 3.89:1 FAR, which is consistent with the 
TOG requirements. 

c. Residential Parking. Parking for all residential units in an Eligible Housing Development 
for a Tier 4 project shall not be required. 

Projects located in Tier 4 TOG Affordable Housing Incentive Area are not required to 
provide parking for residential units. The project is an Eligible Housing Development and 
is providing 12 parking spaces and therefore exceeding the required amount of parking 
spaces. 

Pursuant to the TOG Guidelines, the project is eligible for, and has been granted three (3) Tier 4 
Additional Incentives to construct the proposed project: 

a. Yard/Setback. In any Commercial zone, Eligible Housing Developments may utilize any 
or all of the yard requirements for the RAS3 zone per LAMC 12.10.5 .. 

The side yards are consistent with the RAS3 yard incentive. The project is providing 5-
foot side yards in lieu of 10-foot side yards and 15-foot rear yard in lieu of 19-foot rear 
yard. The project is consistent with TOG Guidelines. 

b. Open Space. A maximum 25 percent reduction from the open space requirement, 
allowing 2,457 square feet in lieu of 3,275 square feet. 

c. Height Incentives. A 30-foot increase in the building height, allowing a maximum 75 feet 
in lieu of the 45 feet otherwise allowed by the C4-1VL-POD zone. 
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The table below provides a summary of the relevant and underlying LAMC provisions for the 
subject property and requested TOC Base and Additional Incentives: 

Incentives Otherwise TOC Guidelines Proposed 
Allowed/Required 

Density 18 33 31 
FAR 1.5:1 4.25:1 3.89:1 
Parking Spaces 0 0 12 parking spaces 
Open Space 3275 2457 2457 
Height 45' 78' and Transitional 75' and Transitional 

HeiQht HeiQht 

Yard Incentives Otherwise Reauired TOC Guidelines Proposed 
Front Yard O' O' O' 
Rear Yard 19' 15' 15' 
Side Yard 10' 5' 5' 

HOUSING REPLACEMENT (AB 2556 DETERMINATION) BACKGROUND 

On September 27, 2014, Governor Jerry Brown signed Assembly Bill (AB) 2222, as amended by 
AB 2556 on August 19, 2016, to amend sections of California's Density Bonus Law (Government 
Code Section 65915). AB 2556 requires applicants of Density Bonus projects filed as of January 
1, 2015 to demonstrate compliance with the housing replacement provisions which require 
replacement of rental dwelling units that either exist at the time of application of a Density Bonus 
project, or have been vacated or demolished in the five-year period preceding the application of 
the project. This applies to all pre-existing units that have been subject to a recorded covenant, 
ordinance, or law that restricts rents to levels affordable to persons and families of lower or very 
low income; subject to any other form of rent or price control; or occupied by Low or Very Low 
Income Households. 

Pursuant to the Determination made by the Los Angeles Housing and Community Investment 
Department (HCIDLA) dated November 27, 2018, determined no residential units were built and 
demolished on the property, and the site has maintained its commercial use for the last five years; 
therefore, no AB 2556 replacement affordable units are required. As such, this eligibility 
requirement does not apply. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS 

To be an eligible TOC Housing Development, a project must meet the Eligibility criteria set forth 
in Section IV of the TOC Guidelines. A Housing Development located within a TOC Affordable 
Housing Incentive Area shall be eligible for TOC Incentives if it meets all of the following 
requirements, which it does: 

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide 
On-Site Restricted Affordable Units at a rate of at least the minimum percentages 
described below. The minimum number of On-Site Restricted Affordable Units shall be 
calculated based upon the total number of units in the final project. 
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a. Tier 1 - 8% of the total number of dwelling units shall be affordable to 
Extremely Low Income (ELI) Households, 11% of the total number of dwelling 
units shall be affordable to Very Low (VL) Income Households, or 20% of the 
total number of dwelling units shall be affordable to Lower Income 
Households. 
b. Tier 2 - 9% ELI, 12% VL or 21% Lower. 
c. Tier 3 - 10% ELI, 14% VL or 23% Lower. 
d. Tier 4 - 11 % ELI, 15% VL or 25% Lower. 

The project site is located within Tier 4 TOG Affordable Housing Incentive Area. As a Tier 
4 project, the project is required to reserve at least 11 percent of the 31 total units, or three 
units, to be set aside for Extremely Low Income Households. The project reserves four 
units for Extremely Low Income Households and, as such, the project meets the eligibility 
requirement for On-Site Restricted Affordable Units. 

2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of 
which must be located within 2,640 feet of a Major Transit Stop, as defined in Section II 
and according to the procedures in Section 111.2 of the TOG Guideline 

As defined in the TOG Guidelines, a Major Transit Stop is a site containing a rail station 
or the intersection of two or more bus routes with a service interval of 15 minutes or less 
during the morning and afternoon peak commute periods. The subject site is located within 
750 feet from the future Metro Purple Line Rail Westwood/UCLA Station and Metro Rapid 
720 bus line stop at the intersection of Westwood Boulevard and Wilshire Boulevard. The 
subject property is therefore located in Tier 4 of the TOG Guidelines, as indicated on the 
TOG Referral Form dated on February 11, 2020. As such, the site qualifies as Tier 4 TOG 
Affordable Housing Incentive Area. Therefore, the project meets the eligibility 
requirement for proximity to a Major Transit Stop. 

3. Housing Replacement. A Housing Development must meet any applicable housing 
replacement requirements of California Government Code Section 65915(c)(3), as verified 
by the Department of Housing and Community Investment (HG/OLA) prior to the issuance 
of any building permit. Replacement housing units required per this section may also count 
towards other On-Site Restricted Affordable Units requirements. 

Pursuant to the AB 2556 Determination Letter dated November 27, 2018 prepared by 
HCIDLA, no residential units were built and demolished on the property, and the site has 
maintained its commercial use for the last five years; therefore, no AB 2556 replacement 
affordable units are required. As such, this eligibility requirement does not apply. 

4. Other Density or Development Bonus Provisions. A Housing Development shall not 
seek and receive a density or development bonus under the provisions of California 
Government Code Section 65915 (State Density Bonus law) or any other State or local 
program that provides development bonuses. This includes any development bonus or 
other incentive granting additional residential units or floor area provided through a 
General Plan Amendment, Zone Change, Height District Change, or any affordable 
housing development bonus in a Transit Neighborhood Plan, Community Plan 
Implementation Overlay (CPIO), Specific Plan, or overlay district. 
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The project does not seek any additional density or development bonuses under the 
provisions of the State Density Bonus Law or any other State or local program that 
provides development bonuses, including, but not limited to a General Plan Amendment, 
Zone Change, Height District Change, or any affordable housing development bonus in a 
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or 
overlay district. As such, the project meets this eligibility requirement. 

5. Base Incentives and Additional Incentives. All Eligible Housing Developments are 
eligible to receive the Base Incentives listed in Section VI of the TOG Guidelines. Up to 
three Additional Incentives listed in Section VII of the TOG Guidelines may be granted 
based upon the affordability requirements described below. For the purposes of this 
section below, "base units" refers to the maximum allowable density allowed by the zoning 
prior to any density increase provided through these Guidelines. The affordable housing 
units required per this section may also count towards the On-Site Restricted Affordable 
Units requirement in the Eligibility Requirement No. 1 above (except Moderate Income 
units). 

a. One Additional Incentive may be granted for projects that include at least 4% of 
the base units for Extremely Low Income Households, at least 5% of the base 
units for Very Low Income Households, at least 10% of the base units for Lower 
Income Households, or at least 10% of the base units for persons and families of 
Moderate Income in a common interest development. 

b. Two Additional Incentives may be granted for projects that include at least 7% of 
the base units for Extremely Low Income Households, at least 10% of the base 
units for Very Low Income Households, at least 20% of the base units for Lower 
Income Households, or at least 20% of the base units for persons and families of 
Moderate Income in a common interest development. 

c. Three Additional Incentives may be granted for projects that include at least 11% 
of the base units for Extremely Low Income Households, at least 15% of the base 
units for Very Low Income Households, at least 30% of the base units for Lower 
Income Households, or at least 30% of the base units for persons and families of 
Moderate Income in a common interest development. 

As an Eligible Housing Development, the project is eligible to receive the Base Incentives 
listed in the TOC Guidelines. The project is also seeking three (3) Additional Incentives 
for increased height, reduced side and rear yards, and reduced open space, which require 
at least 11 percent, or four (4) units, of the 18 base units, to be set aside for Extremely 
Low Income Households. As such, the project meets the eligibility requirement for three 
Additional Incentives. 

6. Projects Adhering to Labor Standards. Projects that adhere to the labor standards 
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in 
Section VII of these Guidelines (for a total of up to five Additional Incentives). 

The project is only requesting three Additional Incentives and not five Additional 
Incentives. Therefore, the project is not required to adhere to the labor standards required 
in LAMC 11.5.11 . 
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7. Multiple Lots. A building that crosses one or more lots may request the TOG Incentives 
that correspond to the lot with the highest Tier permitted by Section Ill of the TOG 
Guidelines. 

The project site consists of one lot; the lot qualifies for the TOC Tier 4 Incentives. 

8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier, 
they may choose to select a Lower Tier by providing the percentage of On-Site Restricted 
Affordable Housing units required for any lower Tier and be limited to the Incentives 
available for the lower Tier. 

The applicant has not elected to utilize a Lower Tier. As such, this eligibility requirement 
does not apply. 

9. 100 Percent Affordable Housing Projects. Buildings that are Eligible Housing 
Developments that consist of 100% On-Site Restricted Affordable units, exclusive of a 
building manager's unit or units shall, for purposes of these Guidelines, be eligible for one 
increase in Tier than otherwise would be provided. 

The project is not a 100% Affordable Housing Project. As such, this eligibility requirement 
does not apply. 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 

Pursuant to Section 12.22 A.31 (e) of the LAMC, the Director shall review a Transit Oriented 
Communities Affordable Housing Incentive Program project application in accordance with the 
procedures outlined in LAMC Section 12.22 A.25(g). 

1. Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density 
bonus and requested incentive(s) unless the director finds that: 

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

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

The list of on-menu incentives in the TOC Guidelines was pre-evaluated at the time the 
Transit Oriented Communities Affordable Housing Incentive Program Ordinance was 
adopted to include types of relief that minimize restrictions on the size of the project. As 
such, the Director will always arrive at the conclusion that the on-menu incentives are 
required to provide for affordable housing costs because the incentives by their nature 
increase the scale of the project. 
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Increased Height: 

A restriction on height could limit the ability to construct the additional residential dwelling 
units, and specifically the Restricted Affordable Units. The project is financially feasible 
because of the increased flexibility the incentives allow the applicant in the building 
envelope. The applicant has requested a Tier 4 Additional Incentive for increased height, 
which allows for three additional stories up to 33 additional feet. The C4-1VL-POD zone 
and Height District No. 1VL allows for a maximum height of 45 feet. Therefore, the Tier 
4 Height Incentive would allow a maximum height of 78 feet. The project is within that 
envelope at 75 feet and 7 stories and is consistent with the TOC Guidelines. The 
proposed project requests an increase of 30 additional feet to allow for approximately 
75 feet in building height, in lieu of the otherwise permitted 45 feet in building height in 
the C4-1VL-POD Zone. Per the TOC Guidelines, the proposed project qualifies for the 
33-foot height increase. The limitation on the height could limit the ability to construct 
the residential dwelling units permitted by-right and the Restricted Affordable Units which 
are of sufficient size. The building as proposed would have a maximum height of 
approximately 75 feet and would have a total of seven stories. In accordance with TOC 
Guidelines, height increases over 11 feet over a height district limit of 45 feet shall be 
stepped back at least 15 feet from the exterior fac;ade of the ground floor of the building 
located along any street frontage. As proposed, the additional height would allow for the 
construction of affordable residential units. 

Reduced Yard/Setback: 

The proposed project requests RAS3 yard incentive in the northerly and southerly side 
yard setbacks, allowing 5-foot setbacks in lieu of the 10-foot side setbacks and 15-foot 
rear yard setback in lieu of 19-foot rear yard setback required per the C4-1VL-POD 
Zone. The requested incentives allow the developer to reduce setback requirements so 
the affordable housing units can be constructed and the overall space dedicated to 
residential uses is increased. 

Reduced Open Space: 

The proposed project requests 25 percent reduction in the open space requirements of 
LAMC Section 12.21 G, allowing a minimum of 2,457 square feet of open space in lieu 
of 3,275 square feet of open space. Common open space will be provided in the form of 
a gym, recreation center, and rooftop deck per Exhibit "A", and is conditioned to meet 
the requirements of LAMC Section 12.21 G per the satisfaction of the Department of 
Building and Safety. The requested incentive will allow the developer to reduce open 
space requirements so the affordable housing units reserved for be constructed and the 
overall space dedicated to residential uses increased. 

b. The Incentive will have a specific adverse impact upon public health and safety or 
the physical environment, or on any real property that is listed in the California 
Register of Historical Resources and for which there are no feasible method to 
satisfactorily mitigate or avoid the specific adverse Impact without rendering the 
development unaffordable to Very Low, Low and Moderate Income households. 
Inconsistency with the zoning ordinance or the general plan land use designation 
shall not constitute a specific, adverse impact upon the public health or safety. 
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There is no evidence in the record that the proposed incentive will have a specific 
adverse impact. A "specific adverse impact" is defined as, "a significant, quantifiable, 
direct and unavoidable impact, based on objective, identified written public health or 
safety standards, policies, or conditions as they existed on the date the application was 
deemed complete" (LAMC Section 12.22.A.25(b)). The finding that there is no evidence 
in the record that the proposed incentive(s) will have a specific adverse impact is further 
supported by the recommended CEQA finding. The findings to deny an incentive under 
Density Bonus Law are not equivalent to the findings for determining the existence of a 
significant unavoidable impact under CEQA. However, under a number of CEQA impact 
thresholds, the City is required to analyze whether any environmental changes caused 
by the project have the possibility to result in health and safety impacts. For example, 
CEQA Guidelines Section 15065(a)(4), provides that the City is required to find a project 
will have a significant impact on the environment and require an EIR if the environmental 
effects of a project will cause a substantial adverse effect on human beings. The 
proposed project and potential impacts were analyzed in accordance with the City's 
Environmental Quality Act (CEQA) Guidelines. Analysis of the proposed Project 
determined that it is Categorically Exempt from environmental review pursuant to Article 
19, Class 32 of the CEQA Guidelines. The Categorical Exemption (CE) could be 
adopted, including, on the basis that none of the potential environmental effects of the 
proposed Project would cause substantial adverse effects on human beings, the 
physical environment, on public health and safety, or is the property listed in the 
California Register of Historic Resources. Based on all of the above, there is no basis to 
deny the requested incentive. 

CEQA FINDINGS 

As the designee of the Director of Planning, I have determined , based on the whole of the 
administrative record, that the Project is exempt from CEQA pursuant to CEQA Guidelines, 
Article 19, Section 15332, Class 32 and there is no substantial evidence demonstrating that an 
exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. 

The project is for the construction of a seven-story 31-unit residential building with a maximum 
height of approximately 75 feet and encompasses approximately 25,693 square feet of floor area. 
The project provides 12 parking spaces located in one subterranean level, with pedestrian access 
of Westwood Boulevard and vehicular access off the rear alley. The project also provides 32 long
term and four short-term bicycle parking spaces and will involve grading and a haul route to export 
3,000 cubic yards of soil to accommodate the subterranean parking level. The Department of 
Building and Safety, Grading Division issued a Geology and Soils Report Approval letter on May 
23, 2019 (Log No. 108317) which details conditions of approval which must be followed. The 
existing parking lot on site is proposed to be demolished and there are no significant trees or 
street trees on-site. No trees will be removed from this existing site and the two street trees located 
on Wellworth Avenue will remain. As a multi-family residential building, and a project that is 
characterized as in-fill development, the project qualifies for the Class 32 Categorical Exemption. 

CEQA Determination - Class 32 Categorical Exemption Applies 

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

The site consists of one 7,108 square foot lot and is zoned C4-1VL-POD and is 
designated Neighborhood Commercial/Neighborhood Office Commercial Land Uses 
with corresponding zones of C1, C1 .5, C2, C4, RAS3, and RAS4. The site is located 
within the Westwood Community Plan Area, West Los Angeles Transportation 
Improvement and Mitigation Specific Plan Area, Transit Priority Area, and located in Tier 
4 Transit-Oriented Communities (TOC) Affordable Housing Incentive Area and the 
Westwood Oriented Pedestrian District Overlay. 

The project site is not located within a Methane Zone, Flood Zone, Landslide Area, 
Liquefaction Zone or Very High Fire Hazard Severity Zone but is located within a Special 
Grading Area and within the Santa Monica Fault Zone. As shown in the case file, the 
project is consistent with all the applicable Westwood Community Plan land use 
designation, policies and zoning designations. The project is allowed an increase in 
dwelling units by 80 percent and floor area ratio up to 4.25: 1 as an Eligible Housing 
Development within Tier 4 of the TOC Guidelines. The proposed residential floor area is 
25,693 square feet and proposed floor area ratio is 3.89: 1, after consideration of the 
TOC Guidelines per LAMC Code Section 12.22 A.31. 

(b) 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 
6,608 square feet or 0.15 acres. Lots adjacent to the subject site to the north, west, and 
south, are all zoned C4-1VL-POD, designated for commercial uses and developed with 
commercial uses. Lots adjacent to the east are all zoned R1-1, for low residential uses 
and are developed with single-family dwellings. 

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

The Site is not a wildland area and is not inhabited by endangered, rare, or threatened 
species. The site is currently developed as a street-level commercial parking lot. The 
site has a slope less than 10 percent and is not heavily graded. The proposed project is 
in a heavily developed area and will not cause any impact on wildlife. There are no 
protected trees and street trees located on site. 

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

The Subject Site is not located within a Liquefaction zone, Flood Zone, Hillside Area, 
Landslide Area, Methane Zone, Very High Fire Hazard Severity Zone but is located 
within a Special Grading Area and Fault zone. Specific Regulatory Compliance 
Measures (RCMs) in the City of Los Angeles regulate grading and construction in these 
particular types of "sensitive" locations and reduce any potential impacts to less than 
significant. Regulatory Compliance Measures (RCMs) include the submittal of a Geology 
and Soils Report prepared by AGI Geotechnical, Inc. and dated January 15, 2019 to the 
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Department of Building and Safety (DBS), and a Geology and Soils Report Approval 
Letter. Such approval letter was issued by DBS on May 23, 2019 (Log No. 108317) 
which details conditions of approval which must be followed. The RCMs require that 
design and construction of the building must conform to the California Building Code, 
and grading on site shall comply with the City's Landform Grading Manual, as approved 
by the Department of Building and Safety Grading Division. 

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, 
dewatering, storm water mitigations; and Best Management Practices for stormwater 
runoff. More specifically, RCMs include but are not limited to: 

• Regulatory Compliance Measure RC-GEO-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-GEO-5 (Subsidence Area): Prior to the 
issuance of building or grading permits, the applicant shall submit a geotechnical 
report prepared by a registered civil engineer or certified engineering geologist to 
the written satisfaction of the Department of Building and Safety. The geotechnical 
report shall assess potential consequences of any subsidence and soil strength loss, 
estimation of settlement, lateral movement or reduction in foundation soil-bearing 
capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended 
or modified. 

• Regulatory Compliance Measure RC-GEO-6 (Expansive Soils Area): Prior to 
the issuance of grading or building permits, the applicant shall submit a geotechnical 
report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any soil expansion and soil strength 
loss, estimation of settlement, lateral movement or reduction in foundation soil
bearing capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include, but are not limited to: 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project, and as it may be subsequently amended 
or modified. 

• Regulatory Compliance Measure RC-AQ-1 (Demolition, Grading and 
Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of 
District Rule 403: 
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o All unpaved demolition and construction areas shall be wetted at least twice 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce dust emissions and meet SCAQMD District Rule 403. Wetting 
could reduce fugitive dust by as much as 50 percent. 

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

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

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

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

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

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

• Regulatory Compliance Measure RC-GE0-1 (Seismic): The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-N0-1 (Demolition, Grading, and 
Construction Activities): The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically infeasible. 

• Regulatory Compliance Measure RC-GE0-6 (Expansive Soils Area): Prior to 
the issuance of grading or building permits, the applicant shall submit a geotechnical 
report, prepared by a registered civil engineer or certified engineering geologist, to 
the Department of Building and Safety, for review and approval. The geotechnical 
report shall assess potential consequences of any soil expansion and soil strength 
loss, estimation of settlement, lateral movement or reduction in foundation soil
bearing capacity, and discuss mitigation measures that may include building design 
consideration. Building design considerations shall include but are not limited to 
ground stabilization, selection of appropriate foundation type and depths, selection 
of appropriate structural systems to accommodate anticipated displacements or any 
combination of these measures. The project shall comply with the conditions 
contained within the Department of Building and Safety's Geology and Soils Report 
Approval Letter for the proposed project and as it may be subsequently amended or 
modified. 

Interim thresholds were developed by DCP staff based on CalEEMod model runs relying 
on reasonable assumptions, consulting with AQMD staff, and surveying published air 
quality studies for which criteria air pollutants did not exceed the established SCAQMD 
construction and operational thresholds. These RCMs will ensure the project will not 
have significant impacts on noise, air quality, and water. The Project will also be 
governed by an approved haul route under City Code requirements, which will regulate 
the route hauling trucks will travel, and the times at which they may leave the site, 
thereby reducing any potential traffic impacts to less than significant. The project shall 
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comply with the conditions contained within the Department of Building and Safety's 
Geology and Soils Report Approval Letter for the proposed project and as it may be 
subsequently amended or modified. 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 further Regulatory Compliance Measures (RCMs). These 
require compliance with the City of Los Angeles Noise Ordinance; pollutant discharge, 
dewatering, stormwater mitigations; and Best Management Practices for stormwater 
runoff. These RCMs will reduce any potential impacts on noise and water to less than 
significant. Furthermore, the project does not exceed the threshold criteria established 
by the Los Angeles Department of Transportation (LADOT) for preparing a traffic study. 
The LADOT Referral Form dated August 26, 2020 indicates that the project would 
generate a net increase of 169 daily vehicle trips, which is less than the threshold of 250 
daily trips that would otherwise require a Vehicle Miles Traveled (VMT) analysis. 
Therefore, the project will not have any significant impacts to traffic. All haul route 
applications require the submittal of a Geology and Soils Report to the Department of 
Building and Safety (DBS). A Geology and Soils Report Approval Letter for the subject 
property, which details conditions of approval that must be followed, has been issued by 
DBS on May 23, 2019 (Log No. 108317). Thus, in conjunction with the above RCMs and 
compliance with other applicable regulations, the Project will not result in a significant 
impact based on its location. 

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

The project site will be adequately served by all public utilities and services given that 
the project site is developed, surrounded by urban uses, served by existing 
infrastructure, and is consistent with the General Plan. Therefore, the project meets all 
of the Criteria for Class 32. 

CEQA Section 15300.2: Exceptions to the Use of Categorical Exemptions 

There are five (5) Exceptions which must be considered in order to find a project exempt 
under Class 32: 

(a) Cumulative Impacts. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over time is 
significant. 

According to NavigateLA, there is one open haul route for the grading, excavation, and 
export of approximately 5,830 cubic yards of earth for a project at 1361 South Kelton 
Avenue which is within 1,100 feet from the subject site, for the time period between June 
2018 and December 2020; and one pending haul route for the grading, excavation, and 
export of approximately 1,642 cubic yards of earth is located at 10717 West Ohio Avenue 
which is within 0.5 mile from the site and would use the same street as the subject site. 

The haul route approval will be subject to recommended conditions prepared by LADOT 
to be considered by the Board of Building and Safety Commissioners that will reduce the 
impacts of the construction-related hauling activity, monitor the traffic effects of hauling, 
and reduce haul trips in response to congestion. Furthermore, DBS staggers the haul 
route schedules so as to ensure that all of the haul routes do not occur simultaneously. 
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Therefore, in conjunction with citywide RCMs and compliance with other applicable 
regulations, no foreseeable cumulative impacts are expected. 

(b) Significant Effect Due to Unusual Circumstances. A categorical exemption shall not 
be used for an activity where there is a reasonable possibility that the activity will have a 
significant effect on the environment due to unusual circumstances. 

The project consists of the construction of a new 31-unit multi-family dwelling with one 
level of subterranean parking. The project consists of seven stories featuring a total of 
25,693 square feet. The proposed project consists of one level of subterranean parking 
spaces include 11 parking spaces and one 1 ADA parking space located on the ground 
floor, a haul route for the export of approximately 3,000 cubic yards on a 6,608 square 
foot lot. The proposed residential floor area and density are below the maximum amount 
after the consideration of 80 percent density bonus per TOC Guidelines. 

The proposed project is seeking various Base and Additional Incentives as stated under 
TOC Guidelines. Those consist of: a) increasing the allowable number of dwelling units 
by 80%, b) increasing floor area ratio up to 3.89:1 totaling 25,693 square feet, c) to allow 
RAS3 side yards and rear yard as an incentive, allowing 5-foot side yard setbacks in lieu 
of 10-foot side yard setbacks and allowing 15-foot rear yard setback in lieu of 19-foot rear 
yard setback, d) decreasing 25 percent of open space that totals to 2,457 square feet, and 
e) increasing total height by 30 feet. 

The proposed project is not unusual for the vicinity of the Subject Site and is similar in 
scope to other existing residential uses and commercial in the area. Thus, there are no 
unusual circumstances which may lead to a significant effect on the environment, and this 
exception does not apply. 

(c) Scenic Highways. A categorical exemption shall not be used for a project which may 
result in damage to scenic resources, including but not limited to, trees, historic buildings, 
rock outcroppings, or similar resources, within a highway officially designated as a state 
scenic highway. 

The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 
State Scenic Highway, State Route 27, which travels through a portion of Topanga State 
Park. The Subject Site is approximately 14.4 miles away from the Topanga Canyon State 
Scenic Highway. Therefore, the Project will not result in damage to any scenic resources, 
including but not limited to, trees, historic buildings, rock outcroppings, or similar 
resources, within a highway officially designated as a state scenic highway, and this 
exception does not apply. 

(d) Hazardous Waste Sites. A categorical exemption shall not be used for a project located 
on a site which is included on any list compiled pursuant to Section 65962. 5 of the 
Government Code 

According to Envirostor, the State of California's database of Hazardous Waste Sites, the 
Subject Site, is not identified as a hazardous waste site. Furthermore, the building permit 
history for the Project Site does not indicate the Site may be hazardous or otherwise 
contaminated and this exception does not apply. 
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(e) Historical Resources. A categorical exemption shall not be used for a project which may 
cause a substantial adverse change in the significance of a historical resource. 

The Project Site is currently developed with a parking lot that has not been identified as a 
historic resource by local or state agencies, and has not been determined to be eligible 
for listing in the National Register of Historic Places, California Register of Historical 
Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local 
register; and was not found to be a potential historic resource based on the City's 
HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. 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. 

OBSERVANCE OF CONDITIONS-TIME LIMIT- LAPSE OF PRIVILEGES 

All terms and conditions of the Director's Determination shall be fulfilled before the use may be 
established. The instant authorization is further conditioned upon the privileges being utilized 
within three years after the effective date of this determination and, if such privileges are not 
utilized, building permits are not issued, or substantial physical construction work is not begun 
within said time and carried on diligently so that building permits do not lapse, the authorization 
shall terminate and become void. 

TRANSFERABILITY 

This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 

VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR 

The Applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the Applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 

Section 11 .00 of the LAMC states in part (m): "It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 

Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment." 

DIR-2019-2789-TOC Page 21 of 23 



APPEAL PERIOD - EFFECTIVE DATE 

The Determination in this matter will become effective and final fifteen (15) days after the date of 
mailing of the Notice of Director's Determination unless an appeal there from is filed with the City 
Planning Department. It is strongly advised that appeals be filed early during the appeal period 
and in person so that imperfections/incompleteness may be corrected before the appeal period 
expires. Any appeal must be filed on the prescribed forms, accompanied by the required fee, a 
copy of this Determination, and received and receipted at a public office of the Department of City 
Planning on or before the above date or the appeal will not be accepted. Forms are available on
line at http://planning.lacity.org. 

Planning Department public offices are located at: 

Downtown 
Figueroa Plaza 

201 North Figueroa Street, 
4th Floor 

Los Angeles, CA 90012 
(213) 482-7052 

San Fernando Valley 
Marvin Braude San Fernando 

Valley Constituent Service Center 
6262 Van Nuys Boulevard, Rm 251 

Van Nuys, CA 91401 
(818) 374-5050 

West Los Angeles 
West Los Angeles Development 

Services Center 
1828 Sawtelle Boulevard, 2nd Floor 

Los Angeles, CA 90025 
(310) 231-2598 

Only an applicant or any owner or tenant of a property abutting, across the street or alley from, or 
having a common corner with the subject property can appeal this Density Bonus Compliance 
Review Determination. Per the Density Bonus Provision of State Law (Government Code Section 
§65915) the Density Bonus increase in units above the base density zone limits and the 
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed. 
Only the requested incentives are appealable. Per Section 12.22 A.25 of the LAMC, appeals of 
Density Bonus Compliance Review cases are heard by the City Planning Commission. 

Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles or the Marvin Braude Building in the Valley. In order to assure 
that you receive service with a minimum amount of waiting, applicants are encouraged to 
schedule an appointment with the Development Services Center either through the Department 
of City Planning website at http://planning.lacity.org or by calling (213) 482-7052 or (818) 374-
5050. The applicant is further advised to notify any consultant representing you of this requirement 
as well. 

The time in which a party may seek judicial review of this determination is governed by California 
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial 
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5, 
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 
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Director of Planning 
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