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PROJECT 
LOCATION: 

312-328 North Juanita Avenue, 3812-3838 West Oakwood Avenue, and 317-345 North 
Madison Avenue 

  
PROPOSED 
PROJECT: 

The project involves merger and re-subdivision to one (1) lot with five (5) airspace lots; and 
the demolition of the existing three (3) commercial buildings, three (3) single-family residential 
buildings, one (1) surface parking lot and 11 trees; and the construction, use and 
maintenance of 454 Permanent Supportive Housing units; 23 restricted to Extremely Low 
Income, 50 restricted to Very Low Income, 376 restricted to Low Income Households, and five 
(5) market rate manager’s units on a 94,623 square foot site. The proposed project includes 
five (5) eight-story buildings, including the Northeast, Northwest, Southeast, Southwest-A, 
and Southwest-B Buildings with maximum building heights ranging from 92 feet to 95 feet, 
and a total of 247,812 square feet of floor area including a total of 11,772 square feet of 
resident supportive services space (including 5,700 square feet of case management service 
area as well as 6,072 square feet of interior open space). The project will provide 23 vehicular 
parking spaces located at grade and 255 bicycle spaces; and will provide a total of 36,580 
square feet of open space (including interior and exterior open space).  

 
APPEAL 
ACTION: 

Appeal of the Deputy Advisory Agency’s determination to:  
 
1. Determine, pursuant to Assembly Bill 1197 in furtherance of providing Supportive Housing 

under Public Resource Code Section 21080.27(b)(1), 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 Statutorily Exempt from the California Environmental 
Quality Act (CEQA); 
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2. Approve with Conditions Vesting Tentative Tract Map No. 82798 pursuant to Los Angeles 
Municipal Code (LAMC) Section 17.01 and 17.15, to permit the merger and re-subdivision 
of land through a tract map to permit one (1) master ground lot and five (5) air space lots, 
and a haul route in conjunction with the subdivision request pursuant to LAMC Section 
17.13; and 
 

3. Adopt the Findings and Conditions of Approval. 
 
RECOMMENDED ACTIONS:   
 
1. FIND, pursuant to Assembly Bill 1197 in furtherance of providing Supportive Housing under Public 

Resource Code Section 21080.27(b)(1), 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 statutorily exempt from 
the CEQA; 
 

2. Deny the appeal of the Deputy Advisory Agency’s approval of Vesting Tentative Tract Map No. 82798; 
 

3. Sustain the decision of the Deputy Advisory Agency to approve Vesting Tentative Tract Map No. 82798; 
 

4. Adopt the Conditions of Approval and Findings of the Deputy Advisory Agency’s approval of Vesting 
Tentative Map No. 82798; 

 
5. Advise the applicant that, pursuant to California State Public Resources Code Section 21081.6, the City 

shall monitor or require evidence that mitigation conditions are implemented and maintained throughout the 
life of the project and the City may require any necessary fees to cover the cost of such monitoring.  

 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
 
 
    
Jane J. Choi, AICP Hagu Solomon-Cary, AICP 
Principal City Planner Senior City Planner  
 
 
 
   
May Sirinopwongsagon, City Planner 
Deputy Advisory Agency 
Telephone: (213) 978-1372  
 
 
ADVICE TO PUBLIC: *The exact time this report will be considered during the meeting is uncertain since there may be several other 
items on the agenda. Requirements for submission of materials can be found on the Department of City Planning website 
at https://planning.lacity.org/about/virtual-commission-instructions. If you challenge these agenda items in court, you may be limited to 
raising only those issues you or someone else raised at the public hearing agendized herein, or in written correspondence on these 
matters delivered to this agency at or prior to the public hearing. As a covered entity under Title II of the Americans with Disabilities Act, 
the City of Los Angeles does not discriminate on the basis of disability, and upon request, will provide reasonable accommodation to 
ensure equal access to these programs, services and activities. Sign language interpreters, assistive listening devices, or other 
auxiliary aids and/or other services may be provided upon request. To ensure availability of services, please make your request not 
later than seven working days prior to the meeting by calling the Commission Secretariat at (213) 978-1295.  

Christina Lee on behalf 
of Jane Choi~ 

https://planning.lacity.org/about/virtual-commission-instructions
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PROJECT ANALYSIS 
 
Project Summary 
 
The project is the demolition of three existing commercial buildings, three single-family 
residential buildings, a surface parking lot and 11 non-protected street trees and the 
construction, use, and maintenance of a 454-unit affordable and permanent supportive housing 
development with 23 dwelling units restricted for Extremely Low Income Household Occupancy, 
50 dwelling units restricted for Very Low Income Household Occupancy, 376 dwelling units 
restricted to Low Income Household Occupancy and five (5) market rate manager’s units. The 
project will provide 370 Studio units, 74 one-bedroom units, and 13 two-bedroom units. The 
project proposes five (5) eight-story buildings totaling approximately 247,812 square feet of floor 
area and a Floor Area Ratio (“FAR”) of 2.8:1. The project will provide 23 vehicular parking 
spaces at grade level, and 227 long-term and 30 short-term bicycle parking spaces. The project 
proposes 30,580 square feet of open space, 30,508 square feet of which will be exterior open 
space with 114 trees provided on site. The proposed project will require approximately 3,000 
cubic yards of export and the removal of 11 street trees from the site to be replaced with 114 
trees. 
 
On March 3, 2020, the Advisory Agency approved Vesting Tentative Tract Map No. 82798 for 
the for the merger and resubdivision of land to create one (1) master ground lot and five (5) 
airspace lots for a maximum of 454 residential dwelling units. The decision was subsequently 
appealed, which will be heard by the City Planning Commission concurrently with Case No. 
CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. 
 
On April 13, 2020, the applicant submitted a Sustainable Communities Environmental Analysis 
(SCEA), Case No. ENV-2020-2497-SCEA, for the Project. The SCEA, was released on April 30, 
2020 for public comment and City Planning Commission consideration and recommendation. 
The comment period will end on May 30, 2020 in preparation for City Council consideration.  
 
In conjunction with the requested subdivision, the Applicant has filed related Case No. CPC-
2019-5596-GPAJ-ZCJ-SP-SPP-SPR. The entitlements listed below will be considered by the 
City Planning Commission under a separate action. 
 
Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR: 
 

1. Pursuant to Public Resources Code (PRC), Section 21155.2, consideration and 
recommendation of the Sustainable Communities Environmental Assessment (SCEA) 
prepared for the project, Case No. ENV-2020-2497-SCEA for City Council adoption; 
 

2. Pursuant to Assembly Bill 1197 in furtherance of providing Supportive Housing under 
Public Resources Code Section 21080.27(b)(1), 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 statutorily exempt from the California 
Environmental Quality Act; 
 

3. Pursuant to Charter Section 555 and Los Angeles Municipal Code (“LAMC”) Section 
11.5.6, a General Plan Amendment to the Wilshire Community Plan to re-designate the 
land use of the project site from Limited Manufacturing to Commercial Manufacturing.  
 

4. Pursuant to LAMC Section 12.32 F, a Zone Change from M1-1 to CM-1, and pursuant to 
LAMC Section 11.5.11(e), and California Government Code 65915(k), three (3) 
Developer Incentives to permit:  
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a. A 20 percent reduction in open space to permit 36,580 square feet of open space in 
lieu of the 45,725 square feet of open space pursuant to LAMC Section 12.21 G; 
 

b. A zero-foot step back applied to the front property lines along Madison, Oakwood, 
and Juanita Avenues, in lieu of the 15-foot step back, as otherwise required by the 
proposed Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan, 
Development Standards and Design Guidelines in proposed Subarea D.2; 

c. RAS3 side yard requirements per LAMC 12.10.5 in lieu of the yard requirements in 
the underlying CM zone;  

 
5. Pursuant to LAMC Section 11.5.7 G, a Specific Plan Amendment to the SNAP to change 

the subarea designation of the subject property from D to D.2 to permit a Permanent 
Supportive Housing project that includes Restricted Affordable housing units with 
supportive services and establishes Land Use Regulations, Development Standards, 
and Design Guidelines; 
 

6. Pursuant to LAMC Section 11.5.7 C, a Project Permit Compliance Review to allow the 
demolition of the existing three commercial buildings, three single-family residential 
buildings, one surface parking lot and 11 trees; and the construction, use and 
maintenance of five eight-story buildings with 454 Permanent Supportive Housing 
dwelling units; and 
 

7. Pursuant to LAMC Section 16.05, a Site Plan Review for a development project which 
creates, or results in an increase of, 50 or more dwelling units. 

 
Background 
 
The Project Site is a relatively flat, irregularly shaped site comprised of approximately 94,623 
square feet of lot area located one block east of Vermont Avenue and to the north of Beverly 
Boulevard within the Wilshire Community Plan area. The site is designated by the Wilshire 
Community Plan for Limited Manufacturing land uses and is zoned M1-1. The site is located 
within Subarea D of the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific 
Plan.   
 
The site has approximately 300 feet of frontage along the west side of Madison Avenue, 
approximately 195 feet of frontage along the south side of Oakwood Avenue, and 200 feet of 
frontage along the east side of Juanita Avenue. The Project Site is shown below in Figure 1.  
 

Figure 1: Project Site 
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The site is comprised of multiple parcels which the applicant has proposed to merge as one lot 
as part of Vesting Tentative Tract Map No. 82798 and to resubdivide it into five (5) airspace lots. 
While not a part of Case No. VTT-82798, the applicant owns the lot located at the southeast 
corner of Juanita Avenue and Oakwood Avenue, 3818 – 3838 West Oakwood Avenue. The 
existing building is proposed to be maintained. It is anticipated that the building will undergo 
tenant improvements and will continue to be used as an office for the Project. The Project Site is 
improved with three (3) residential units and three (3) one-story commercial buildings totaling 
approximately 9,400 square feet of existing floor area, and a total of 194 parking spaces. The 
construction of the Project would require the demolition of the existing buildings, approximately 
3,000 cubic yards of export, and the removal of 11 non-protected trees. 
 
The Project proposes to construct five (5) new eight-story buildings that will consist of 454 
Restricted Affordable and Permanent Supportive Housing units. The Restricted Affordable units 
will consist of 23 dwelling units restricted for Extremely Low Income Households, 50 dwelling 
units restricted for Very Low Income Households, 376 dwelling units restricted to Low Income 
Households and five (5) market rate manager’s units. The Project will provide a mix of unit 
typologies consisting of 370 studios, 74 one-bedroom units, and 13 two-bedroom units. The 
project proposes 30,580 square feet of open space, of which 30,508 square feet will be exterior 
open space with 114 trees provided on site. The project will provide 23 vehicular parking spaces 
at grade level and 227 long-term and 30 short-term bicycle parking spaces. The approval of the 
Case No. VTT-82798 has been conditioned to require compliance with the approval and 
adoption of the discretionary actions requested under related Case No. CPC-2019-5596-GPAJ-
ZCJ-SP-SPP-SPR. 
 
Surrounding Area 
 
Within the same block as the Project Site, bounded by Madison Avenue, Oakwood Avenue, 
Juanita Avenue, and Beverly Boulevard, the properties which are not part of the Project Site are 
located in Subarea D of the SNAP and are zoned M1-1. The properties are developed with an 
auto repair shop, a car rental facility, a one- to two-story commercial building, and surface 
parking lots. 
 
To the north of the Project Site, across Oakwood Avenue, the properties are located within 
Subarea E of the SNAP and are zoned PF-1XL. The properties are developed with a landscape 
buffer and the on-ramp to the California Highway 101, which is accessible from Vermont 
Avenue. Located between the on-ramp and the highway is an existing rehabilitation facility. The 
properties located to the east, across Madison Avenue, and to the south, across Beverly 
Boulevard, are located within Subarea D of the SNAP and are zoned M1-1. To the east, the 
properties are developed with a homeless shelter operated by PATH. To the south, the 
properties are developed with one- to two-story buildings and surface parking lots utilized for 
automobile repair and other similar uses. To the west, across Juanita Avenue, the properties 
are located within Subarea C of the SNAP and are zoned C2-1, [Q]CM-1, and R4-1. The 
properties are developed with an affordable housing development operated by PATH, a three-
story commercial building, and surface parking lots.  
 
Public Hearing and Communications 
 
A joint public hearing on this matter and CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR was held at 
City Hall on Thursday, January 23, 2020. The public hearing was conducted by the Deputy 
Advisory Agency for the subject case and the Hearing Officer for CPC-2019-5596-GPAJ-ZCJ-
SP-SPP-SPR. The members of the Subdivision Committee from the Bureau of Engineering, 
Bureau of Street Lighting, and the Department of City Planning were present at the hearing for 
the subject case. The public hearing was attended by the applicant, the applicant’s 
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representative, and members from the public. The following is a summary of the joint public 
hearing and communications received related to the Project. 
 
Summary of Public Hearing 
 

1. Present: 10 people signed in at the hearing. 
 

2. Public Speakers:  11 people spoke at the hearing, not inclusive of the applicant team. 
Four (4) people spoke in opposition to the project; six (6) people spoke in support of the 
project. 
 

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

4. Public Hearing Testimony Notes 
 

Members of the public who spoke in favor of the project in general included two 2 people 
associated with the project (one is a Board member of Flexible PSH and the other is 
head of support services for the project) as well as the representative of Council District 
13. In summary their comments were: 

 
• Need more such facilities in the area to assist with the homelessness crisis 
• Strong support for high quality supportive housing project 
• Supportive of project and developer 
• Supportive of the cause that the project is trying to address and its pressing nature 

on the City 
 
Member of the public who spoke in opposition or raised concerns including one person 
representing a law firm. In summary their comments were: 

 
• Concern that the project had not done sufficient impact analysis. Specifically stating 

that the project is not a qualifying Permanent Supportive Housing Project and the 
project is not exempt from CEQA 

• Accumulation of trash & debris  
• Influx of persons to the area seeking services but who do not have accommodation 
• Mentally ill will not be sufficiently cared for 
• The prospect of new encampments along Juanita and Oakwood 
• Non-stop construction (similar to the PATH project on Madison), and the disruption 

caused by construction 
• Health and safety concerns for locals as well as those seeking care 
• A local hospital (St. Vincent’s Medical Center) has gone bankrupt and will no longer 

be able to service the sick people coming into the area 
 

5. At the conclusion of the joint public hearing, the Deputy Advisory Agency approved Case 
No. VTT-82798 with an additional condition that no staging for hauling will be permitted 
on Juanita Avenue.  
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Summary of Written Comments 
 
Written comments received in opposition of the project: 
 

The Project proposes abrupt and dramatic changes and does so without complying with 
either the letter or spirit of CEQA. As described in the Wilshire Community Plan, the 
Project area is industrial property, to be preserved as such in order to attract new 
business and jobs. The proposed Project radically seeks to change the industrial and 
jobs focus of the area to supportive housing with five buildings, each nearly 100 feet tall. 
The inappropriateness and illegality of the proposed Project is also evident from the 
multiple discretionary approvals and amendments requested, which require full CEQA 
review. The proposed Project must be denied for the reasons stated above. 
 
• The Project Is Not A Qualifying Permanent Supportive Housing Project as Defined by 

Pub. Res. Code § 21080.27(a)(3) and Therefore Not Exempt from CEQA. 
• The Project is not exempt from CEQA. 
• The record lacks important information needed for a rational decision.  
• The Vesting Tentative Tract Map should be denied due to General Plan and Specific 

Plan inconsistency.  
• The requested General Plan amendment does not specify a sufficient geographic 

area to meet Los Angeles Charter requirements.  
• The City ignores known environmental conditions on the site. 

 
Summary of Public Outreach 
 
Lastly, the following is a summary of the public outreach events held by the project applicant 
team: 

• Presented at Rampart Village Neighborhood Council committee to inform neighbors 
about the project and receive feedback (December 4, 2019) 
  

• Presented at Rampart Village Neighborhood Council to inform neighbors about the 
project and receive feedback (January 21, 2020)  

 
• Joint Public Hearing with City of Los Angeles Planning Department Hearing Officer 

and Subdivision Review Committee to present project details and receive public 
feedback, including unanimous committee approval (January 23, 2020)  

 
• Public Meeting agenda item at Rampart Village Neighborhood Council’s Planning, 

Parks, Public Works & Land Use Committee (PPPWLU) Committee meeting to 
discuss and receive feedback (February 3, 2020)  

 
• Hosted Community Meeting with Rampart Village Neighborhood Council’s PPPWLU 

Committee to present project details with neighbors and receive feedback (February 
15, 2020) 

 
APPEAL ANALYSIS 

 
The subject Vesting Tentative Tract map approval was appealed by one appellant: George 
Kalman. The appeal in its entirety has been included as Exhibit C of this report.  
 
The following is a summary of the statements made as part of the appeal and Planning Staff’s 
response to the submitted appeal. 
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REASONS FOR APPEAL: 
 
1. The Project cannot and should not be exempt from CEQA because the high density project 

needs more parking, does not guarantee housing of neighborhood homeless, and the 
Department of Building and Safety has not reviewed the complexities of this project and its 
compounding problems. 

 
STAFF RESPONSE 
 
The Project proposes to construct five (5) new eight-story buildings that will consist of 454 
Restricted Affordable and Permanent Supportive Housing units. Of the 454 dwelling units, 
449 units will be set aside for Extremely Low, Very Low, and Low Income households and 
the remaining five (5) units will be market rate manager’s units. Concurrent to the requested 
tract map, the applicant has requested an amendment to the General Plan and SNAP 
Specific Plan, as well as a Zone Change under concurrent Case No. CPC-2019-5596-
GPAJ-ZCJ-SP-SPP-SPR, to permit one (1) vehicular parking per 20 dwelling units for a total 
of 23 vehicular parking spaces at grade level. Additionally, the Project will provide 227 long-
term and 30 short-term bicycle parking spaces. 
 
In approving the Case No. VTT-82798, the Deputy Advisory Agency determined that the 
Project is a Supportive Housing Project that meets all of the requirements of Public 
Resource Code (PRC) Section 21080.27(a)(3). PRC Section 21080.27 was amended with 
the passage of Assembly Bill 1197 (AB 1197) to further the development of supportive 
housing within the City of Los Angeles. Pursuant to Government Code Section 65651 and 
PRC Section 21080(b)(1), projects which meet the definition of a Supportive Housing 
Project are Statutorily Exempt from the CEQA as a ministerial project. As demonstrated in 
the administrative file of Case No. ENV-2019-5597-SE, and as included in Exhibit B, the 
Project qualifies as a Supportive Housing Project and meets the requirements of PRC 
Section 21080.27(a). Nonetheless, the issues raised by the appellant are discussed herein. 
 
Parking 
 
The appellant states that the project should not be exempt from CEQA because it does not 
provide enough parking for the proposed density. The Project Site is located within a 
designated Transit Priority Area (TPA) as defined by Senate Bill 743 (SB 743). Pursuant to 
PRC Section 21099(d)(1) “parking impacts of a residential, mixed-use residential, or 
employment center project on an infill site within a transit priority area shall not be 
considered significant impacts on the environment.” As such, parking impacts related to the 
Project cannot be considered a significant impact for the purposes of CEQA.  

 
As it relates to the approval of the tract map, the determination requires compliance with the 
SNAP Specific Plan and the adoption of the amendments requested as part of related Case 
No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. The parking requirements and calculations 
for the Project will be considered by the City Planning Commission under related Case No. 
CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. In the event that the amendment is modified or 
not adopted by the City Council, then the applicant would have to submit a modification to 
the tract map and project to comply with the parking requirements of the SNAP as modified 
or as it is currently implemented. 
 
Housing of neighborhood homeless 
 
As a development consisting of Restrictive Affordable dwelling units and Permanent 
Supportive Housing, all future residents of the development would be determined through 
coordination with the Los Angeles Homeless Services Authority (LAHSA) to provide for the 
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housing and services of those located within the Service Planning Area (SPA) that services 
the Project Site. As explained by the representative for the Project, eligibility for future 
residents will be determined by LAHSA in cooperation with the applicant’s lead service 
provider, The People Concern, and property manager, The John Stewart Company, utilizing 
the Vulnerability Index Service Prioritization and Decision Assistance Tool (VI-SPDAT) and 
the Housing Preference Survey. Both phases of this intake process are administered by 
LAHSA per the Department of Housing and Urban Development (HUD). 
 
Under CEQA, the lead agency is required to analyze a projects impact as it relates to 
unplanned population growth and displacement. Whether a project houses neighborhood 
homeless is not a threshold in determining the impact of a project as it relates to Population 
and Housing under CEQA and is not a requirement for a project to be defined as Supportive 
Housing Project pursuant to PRC Section 21080.27(a)(3). 
 
The appellant has filed an appeal of the Advisory Agency’s determination that the Project is 
Statutorily Exempt from the CEQA and to approve Vesting Tentative Tract Map No. 82798. 
The vesting tentative tract map is for the merger and resubdivision of land to create one (1) 
master ground lot and five (5) airspace lots for the purposes of sale, lease, or financing of 
the lots. The Advisory Agency reviews the design and improvements of the map, as defined 
by the Subdivision Map Act, to determine compliance with the General Plan, Community 
Plan, and Zoning Code. The issue identified within this appeal point are outside of the 
purview of the Advisory Agency as it relates to the approval of the Case No. VTT-82798. 
 
Department of Building and Safety Review 
 
The appellant states that the project should not be exempt from CEQA because the 
Department of Building and Safety (DBS) has not reviewed the complexities of the Project 
and its compounding problems related to and not dealt with by the operating company 
PATH. The applicant for the subject application is Mr. John Molloy of Flexible PSH 
Solutions, Inc.; while Mr. Molloy previously worked for PATH Ventures, PATH is not the 
applicant for the subject application. PATH currently provides supportive housing and 
services located across the street from the subject site. The operations of an off-site project 
would not be under the purview of review by DBS as it relates the construction and 
development of the subject project. As previously stated, the appellant has filed an appeal of 
the Advisory Agency’s determination that the Project is Statutorily Exempt from the CEQA 
and to approve Vesting Tentative Tract Map No. 82798. The determination made by the 
Deputy Advisory Agency does not exempt the Project from the review conducted by the 
Department of Building and Safety nor does it exempt the Project from compliance with 
applicable regulations as part of the building permit process.  
 

2. The Project cannot and should not be permitted because the haul route is using Beverly 
Boulevard, which is a high traffic area and it would highly impact small businesses and 
parking along the street. 
 
STAFF RESPONSE 
 
Pursuant to LAMC Section 17.13, the Deputy Advisory Agency approved a haul route in 
conjunction with the approval of the vesting tentative tract map. As part of the review of the 
case, the requested haul route was reviewed by the Department of Transportation (LADOT) 
and the Bureau of Street Services (BSS). The representatives of both agencies 
recommended approval of the haul route with conditions that have been incorporated under 
Condition No. 15 of the determination.  
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The approval of the haul route requires trucks which are leaving the site to head east along 
Oakwood Avenue and to turn right onto Virgil Avenue and merge onto the US-101 Freeway 
from Silver Lake Boulevard. While the use of Beverly Boulevard is not permitted for trucks 
leaving the site, it is permitted for trucks entering the site. The trucks would head westbound 
from Virgil Avenue, where Temple Street transitions to Beverly Boulevard, for approximately 
0.13 miles and turn right onto Madison Avenue. In addition to limiting the use of Beverly 
Boulevard, the hours in which hauling is permitted is limited to 9:00 a.m. to 3:00 p.m. on 
weekdays and 8:00 a.m. to 4 p.m. on Saturdays. The use of Beverly Boulevard is 
anticipated to have minimal impact on traffic during the AM and PM peak hours, which is 
considered to be during the hours of 7:00 a.m. to 10:00 a.m. and 3:00 p.m. to 6:00 p.m., 
respectively, for the preparation of traffic analysis studies required by LADOT. As it relates 
to impacts to on-street parking along Beverly Boulevard, the approximately 0.13 miles of the 
street which would be utilized for westbound traffic has a painted red curb and only has 
limited areas which permits loading. While there are no known on-street parking spaces on 
the northern side of Beverly Boulevard where the haul route passes, the use of the street for 
hauling would not impact on-street parking spaces as the trucks would utilize the streets in 
the same manner as other automobiles. 
 

3. The Project cannot and should not be permitted because the operating company has in the 
past not been responsible to the neighborhood, does not provide the relief needed for 
homeless and mentally ill individuals. 
• An environmental impact study should be required to address the impact of having a 

project that attracts more homeless individuals to the neighborhood 
• Crime and homelessness has increased in the neighborhood 
• A decrease in business for the small businesses in the neighborhood 
• The operations profit off individuals they serve 
• Neighborhood does not have the medical support to support this type of operation 

 
STAFF RESPONSE 

 
In this appeal point, the appellant does not clarify who the operating company is; however, 
in previous appeal points, the appellant refers to the operating company as PATH. As 
previously stated and as indicated on the application for the subject case, the applicant for 
the subject project is Flexible PSH Solutions, Inc. and not PATH.  
 
As previously discussed under Staff Response to Appeal Point No. 1, under CEQA, the lead 
agency is required to analyze a projects impact as it relates to unplanned population growth 
and displacement. Whether a project houses neighborhood homeless is not a threshold in 
determining the impact of a project as it relates to Population and Housing under CEQA and 
is not a requirement for a project to be defined as Supportive Housing Project pursuant to 
PRC Section 21080.27(a)(3). In a supplemental document dated March 9, 2020, the 
appellant submitted photos of a vandalized fence and a gunshot hole in a window and states 
that crime has increased in the area. The information provided by the appellant does not 
include any information or substantial evidence that the images shown are related to the 
project site or operations of site. As it relates to the construction and operations of the 
subject site, a security fence will be provided around the site during construction and will 
have on-site security personnel to operate 24 hours a day, seven days a week. 
 
The appellant has filed an appeal of the Deputy Advisory Agency’s determination to find that 
the Project is Statutorily Exempt from CEQA and to approve Vesting Tentative Tract Map 
No. 82798. The vesting tentative tract map is for the merger and resubdivision of land into 
one (1) master ground lot and five (5) airspace lots for the purposes of sale, lease, or 
financing of the lots. The issues identified within this appeal point are outside of the purview 
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of the Deputy Advisory Agency as it relates to the approval of the Case No. VTT-82798 and 
the appellant has not provided evidence to support the claims raised in this appeal point.  
 

4. The Project uses “prefabricated housing units” thereby avoiding the union costs of 
development and will look like a prison for those who reside in it. 

 
STAFF RESPONSE 

 
The appellant has filed an appeal of the Advisory Agency’s determination that the Project is 
Statutorily Exempt from the CEQA and to approve Vesting Tentative Tract Map No. 82798 
for the merger and resudivision of land to create one (1) master ground lot and five (5) 
airspace lots for the purposes of sale, lease, or financing of the lots. Pursuant to Section 
66427(a) of the Subdivision Map Act, the design and location of the buildings is not 
considered as part of the approval or disapproval of the map. As such, the design and 
construction of the buildings was not under the purview of the Advisory Agency as it relates 
to the approval of the Case No. VTT-82798. Nevertheless, concurrent to the subject case, 
the applicant filed related Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR on 
September 19, 2019. The approval of the tract map has been condition to require 
compliance with related Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. In the event 
that the concurrent case is approved and the General Plan Amendment and Zone Change 
are adopted by City Council, the project will be subject to the provisions of Measure JJJ 
pursuant to LAMC Section 11.5.6 and 11.5.11, including LAMC Section 11.5.11(i), as it 
relates to the local hiring of construction workers for building and construction work.  

 
5. The Project will not be consistent with the applicable general and specific plan. 

• The size of this project is outside of anything in the area 
• The land use of M1-1 is not intended for a 454 residential development 
• Reduced parking does not take into account those living in cars 

 
STAFF RESPONSE 

 
In approving Vesting Tentative Tract Map No. 82798, the Deputy Advisory Agency reviewed 
the tract map for its consistency with the General Plan and Specific Plan. The Land Use 
Element of the General Plan consists of the 35 Community Plans within the City of Los 
Angeles. The project site is located within the Wilshire Community Plan and is located within 
Subarea D of the SNAP. The Specific Plan and Zoning Code regulates, but is not limited to, 
the maximum permitted density, height, and the subdivision of land. The subdivision of land 
is regulated by Article 7 of the Zoning Code, which regulates the design standards for a 
vesting tentative tract map, as defined by the Subdivision Map Act. As discussed in Finding 
(a) of the Letter of Determination, the tract map was approved with a condition requiring the 
approval and adoption of the General Plan Amendment, Zone Change, and Specific Plan 
Amendment requested under related Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. 
Per Condition No. 14 of the Letter of Determination, if related Case No. CPC-2019-5596-
GPAJ-ZCJ-SP-SPP-SPR is not approved, then the subdivider will be required to submit a 
tract modification.   

 
6. The site is physically not suitable for the proposed density of development. The site is not 

suitable to accommodate 454 permanent units for extremely low income, very low income, 
and low income individuals, as well as the manager’s units with just 23 parking spaces.  
 
STAFF RESPONSE 
 
As discussed under Appeal Point No. 5 and in Finding (d) of the Letter of Determination, as 
it relates to use, density, and parking, the tract map was approved with a condition requiring 
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the approval and adoption of the General Plan Amendment, Zone Change, and Specific 
Plan Amendment requested under related Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-
SPR. Per Condition No. 14 of the Letter of Determination, if related Case No. CPC-2019-
5596-GPAJ-ZCJ-SP-SPP-SPR is not approved, then the subdivider will be required to 
submit a tract modification. In regards to the physical suitability of the site to accommodate 
the Project, the tract map was reviewed by the various agencies and departments of the 
Subdivision Committee who have recommended conditions that have been incorporated as 
part of the approval. In addition to complying with the conditions contained within the Letter 
of Determination, the Project will have to comply with all applicable Municipal Code 
regulations pertaining to the physical construction on the site. Therefore, as approved, the 
site is physically suitable for the proposed density of the development. 
 

STAFF RECOMMENDATION 
 
Based on the aforementioned information, the Advisory Agency did not err or abuse their 
authority. As conditioned, the proposed map is consistent with the State’s Subdivision Map Act, 
the General Plan, and the adopted Wilshire Community Plan. In addition, the environmental 
document properly determined that the Project qualifies as a Supportive Housing Project 
consistent with PRC Section 21080.27(b)(1) and is Statutorily Exempt from CEQA. Therefore, 
staff recommends that the appeal be denied and decision of the Advisory Agency be 
sustained. 



EXHIBIT A



 
Decision Date: March 3, 2020 
 
Last Day to Appeal: March 13, 2020 
 
John Molloy, CEO (A) 
Flexible PSH Solutions, Inc 
2102 Century Park Lane, Suite 413 
Los Angeles, CA 90067 
 
Juan Galino (O) 
3812 Oakwood Avenue 
Los Angeles, CA 90004 
 
Steven Ganalon,  
Senior Transactions Manager (O) 
AT&T Corporate Real Estate 
2250 East Imperial Highway, 3rd Floor 
El Segundo, CA 90245-3501 
 
Jim Ries (R) 
Craig Lawson & Co, LLC 
3221 Hutchinson Avenue, Suite D 
Los Angeles, CA 90034 

RE: Vesting Tentative Tract Map No. 82798 
Related Case: CPC-2019-5596-

GPAJ-ZCJ-SP-SPP-SPR 
 Address 317-345 North Madison Avenue, 

312-328 North Juanita Avenue, 3812-
3838 Oakwood Avenue 

Planning Area: Wilshire  
Specific Plan: Vermont/Western Station 

Neighborhood Area Plan (SNAP);  
Subarea D (Light Industrial/Commercial) 

 Zone: M1-1 
Council District: 13  
CEQA: ENV-2019-5597-SE 
Legal Description: Lots 1-6, 12-15, FR 19 

(Arb 1), FR 19 (Arb 2), FR 19 (Arb 4), FR 
19 (Arb 5), and FR 19 (Arb 6); Block V, 
Dayton Heights Tract 

 
In accordance with California Environmental Quality Act (CEQA), after consideration of the whole 
of the administrative record, Case No. ENV-2019-5597-SE, prepared for the Project and all 
comments received, the Advisory Agency determined that the Project is exempt from CEQA 
pursuant to Assembly Bill 1197 in furtherance of providing Supportive Housing under Public 
Resource Code (PRC) Section 21080.27(b)(1). In accordance with Los Angeles Municipal Code 
(LAMC) Section 17.15, the Advisory Agency approved Vesting Tentative Tract Map No. VTT-
82798 for the merger and resubvision of land to create one (1) master ground lot and 5 airspace 
lots for a maximum of 454 residential dwelling units, as shown on map stamp-dated September 
19, 2019 and pursuant to LAMC Section 17.13 a haul route. This unit density is based on the 
proposed CM Zone and the Vermont/Western Station Neighborhood Area Plan (SNAP) Specific 
Plan SNAP Subarea D.2 in Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR, which 
supersedes the existing standards under LAMC M1-1 zoning and SNAP Subarea D. The 
subdivider is hereby advised that the LAMC may not permit this maximum approved density. 
Therefore, verification should be obtained from the Department of Building and Safety which will 
legally interpret the Zoning Code as it applies to this particular property. The Advisory Agency’s 
approval is subject to the following conditions: 
 
NOTE on clearing conditions: When two or more agencies must clear a condition, subdivider should follow the 
sequence indicated in the condition.  For the benefit of the applicant, subdivider shall maintain record of all conditions 
cleared, including all material supporting clearances and be prepared to present copies of the clearances to each 
reviewing agency as may be required by its staff at the time of its review.   
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BUREAU OF ENGINEERING – SPECIFIC CONDITIONS  
Any questions regarding this report should be directed to Mr. Georgic Avanesian of the Land Development 
Section, located at 201 North Figueroa Street, Suite 290, or by calling (213) 808-8588. 
 
1. That a 15-foot radius or 10-foot by 10-foot property line cut corner be dedicated at the 

intersections of Madison Avenue and Oakwood Avenue adjoining the tract. 
 
DEPARTMENT OF BUILDING AND SAFETY, GRADING DIVISION        
Grading Division approvals are conducted at 221 North Figueroa Street, 12th Floor suite 1200. The approval 
of this Tract Map shall not be construed as having been based upon a geological investigation such as will 
authorize the issuance of the building permit of the subject property. Such permits will be issued only at 
such time as the Department of Building and Safety has received such topographic maps and geological 
reports as it deems necessary to justify the issuance of such building permits. 
 
2. Comply with any requirements with the Department of Building and Safety, Grading 

Division for recordation of the final map and issuance of any permit. 
 
Note: Per Sec. 17.56 of the Los Angeles Municipal Code, each approved Tract Map 
recorded with the County Recorder shall contain the following statement: “The approval 
of this Tract Map shall not be construed as having been based upon geological 
investigation such as will authorize the issuance of building permits on the subject 
property. Such permits will be issued only at such time as the Department of Building and 
Safety has received such topographic maps and geological reports as it deems necessary 
to justify the issuance of such building permits.” 

 
DEPARTMENT OF BUILDING AND SAFETY, ZONING DIVISION  
An appointment is required for the issuance of a clearance letter from the Department of Building and 
Safety. The applicant is asked to contact Eric Wong at (213) 482-6876 to schedule an appointment. 
 
3. That prior to recordation of the final map, the Department of Building and Safety, Zoning 

Division shall certify that no Building or Zoning Code violations exist on the subject site.  
In addition, the following items shall be satisfied: 

 
a. Obtain permits for the demolition or removal of all existing structures on the site. 

Accessory structures and uses are not permitted to remain on lots without a main 
structure or use. Provide copies of the demolition permits and signed inspection 
cards to show completion of the demolition work.  

 
b. Specify on the map the proposed uses and the number of condominium units of 

the project.  
 
c. Provide a copy of affidavit AFF-40203. Show compliance with all the 

conditions/requirements of the above affidavit(s) as applicable. Termination of 
above affidavit(s) may be required after the Map has been recorded. Obtain 
approval from the Department, on the termination form, prior to recording. 

 
d. Provide a copy of CPC case CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. Show 

compliance with all the conditions/requirements of the CPC case(s) as applicable.  
 
e. Zone Change must be recorded prior to obtaining Zoning clearance.  
 
f. The submitted Map does not comply with the maximum density (800 s.f. of lot 

area/dwelling unit) requirement of the proposed CM-1 Zone. Revise the Map to 
show compliance with the above requirement or obtain approval from the 
Department of City Planning.  
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g. Show all street dedication(s) as required by Bureau of Engineering and provide net 
lot area after all dedication. “Area” requirements shall be re-checked as per net lot 
area after street dedication. Front and side yard requirements shall be required to 
comply with current code as measured from new property lines after dedication(s).  

 
h. Record a Covenant and Agreement to treat the buildings and structures located in 

an Air Space Subdivision as if they were within a single lot.  
 
Notes:  
 

Each Air Space lot shall have access to a street by one or more easements or 
other entitlements to use in a form satisfactory to the Advisory Agency and the City 
Engineer.  
 
This property is located in a Methane Zone.  
 
The submitted Map may not comply with the number of parking spaces required 
by Section 12.21.A 4 (a) based on number of habitable rooms in each unit. If there 
are insufficient numbers of parking spaces, obtain approval from the Department 
of City Planning.  
 
The submitted Map may not comply with the number of guest parking spaces 
required by the Advisory Agency.  
 
The existing or proposed building plans have not been checked for and shall 
comply with Building and Zoning Code requirements. With the exception of revised 
health or safety standards, the subdivider shall have a vested right to proceed with 
the proposed development in substantial compliance with the ordinances, policies, 
and standards in effect at the time the subdivision application was deemed 
complete. Plan check will be required before any construction, occupancy or 
change of use.  
 
If the proposed development does not comply with the current Zoning Code, all 
zoning violations shall be indicated on the Map.  

 
DEPARTMENT OF TRANSPORTATION 
 
4. That the project be subject to any recommendations from the Department of 

Transportation. 
 
FIRE DEPARTMENT  
The applicant is further advised that all subsequent contact regarding these conditions must be with the 
Hydrant and Access Unit.  This would include clarification, verification of condition compliance and plans or 
building permit applications, etc., and shall be accomplished BY APPOINTMENT ONLY, in order to assure 
that you receive service with a minimum amount of waiting please call (213) 482-6504. You should advise 
any consultant representing you of this requirement as well. 
 
5. That prior to the recordation of the final map, a suitable arrangement shall be made 

satisfactory to the Fire Department, binding the subdivider and all successors to any 
recommendations from the Fire Department. 

 
LOS ANGELES UNIFIED SCHOOL DISTRICT (LAUSD) 
 
6. That prior to the issuance of any demolition or grading permit or any other permit allowing 

site preparation and/or construction activities on the site, satisfactory arrangements shall 
be made in a timely manner with the Los Angeles Unified School District Transportation 



VESTING TENTATIVE TRACT MAP NO. 82798 PAGE 4 
 

Branch at (213) 580-2950 or (213) 580-2900. (This condition may be cleared by a written 
communication from the LAUSD Transportation Branch attesting to the required 
coordination.) 

 
DEPARTMENT OF WATER AND POWER 
 
7. Satisfactory arrangements shall be made with the Los Angeles Department of Water and 

Power (LADWP) for compliance with LADWP’s Water System Rules and requirements.  
Upon compliance with these conditions and requirements, LADWP’s Water Services 
Organization will forward the necessary clearances to the Bureau of Engineering.  (This 
condition shall be deemed cleared at the time the City Engineer clears Condition No. S-
1.(c).) 

 
BUREAU OF STREET LIGHTING – SPECIFIC CONDITIONS 
Street Lighting clearance for this Street Light Maintenance Assessment District condition is conducted at 
1149 S. Broadway Suite 200. Street Lighting improvement condition clearance will be conducted at the 
Bureau of Engineering District office, see condition S-3. (c). 

 
8. Prior to the recordation of the final map or issuance of the Certificate of Occupancy (C of 

O), street lighting improvement plans shall be submitted for review and the owner shall 
provide a good faith effort via a ballot process for the formation or annexation of the 
property within the boundary of the development into a Street Lighting Maintenance 
Assessment District. 

 
BUREAU OF SANITATION 
 
9. Wastewater Collection Systems Division of the Bureau of Sanitation has inspected the 

sewer/storm drain lines serving the subject tract and found no potential problems to their 
structure or potential maintenance problem, as stated in the email dated October 21, 2019. 
Upon compliance with its conditions and requirements, the Bureau of Sanitation, 
Wastewater Collection Systems Division will forward the necessary clearances to the 
Bureau of Engineering. (This condition shall be deemed cleared at the time the City 
Engineer clears Condition No. S-1. (d).) 

  
INFORMATION TECHNOLOGY AGENCY 
 
10. To assure that cable television facilities will be installed in the same manner as other 

required improvements, please email cabletv.ita@lacity.org that provides an automated 
response with the instructions on how to obtain the Cable TV clearance.  The automated 
response also provides the email address of three people in case the applicant/owner has 
any additional questions. 

 
DEPARTMENT OF RECREATION AND PARKS 
Park fees are paid at 221 North Figueroa Street, Suite 400, Los Angeles. Contact Park Fees staff at (213) 
202-2682 or rap.parkfees@lacity.org for any questions or comments. 
 
11. That the Park Fee paid to the Department of Recreation and Parks be calculated as a 

Subdivision (Quimby in-lieu) fee. 
 
URBAN FORESTRY DIVISION AND THE DEPARTMENT OF CITY PLANNING 
 
12. Plant street trees and remove any existing trees within dedicated streets or proposed 

dedicated streets as required by the Urban Forestry Division of the Bureau of Street 
Services. Parkway tree removals shall be replanted at a 2:1 ratio All street tree plantings 
shall be brought up to current standards. When the City has previously been paid for tree 
plantings, the sub divider or contractor shall notify the Urban Forestry Division at: (213) 

mailto:cabletv.ita@lacity.org
mailto:rap.parkfees@lacity.org
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847-3077 upon completion of construction to expedite tree planting. 
 
Note: Removal or planting of any tree in the public right-of-way requires approval of the 
Board of Public Works. Contact Urban Forestry Division at: (213) 847-3077 for permit 
information. CEQA document must address parkway tree removals. 

 
DEPARTMENT OF CITY PLANNING – SITE SPECIFIC CONDITIONS 
Clearances may be conducted at the Figueroa, Valley, or West Los Angeles Development Services 
Centers. To clear conditions, an appointment is required, which can be requested at planning.lacity.org. 
 
13. Prior to the recordation of the final map, the subdivider shall prepare and execute a 

Covenant and Agreement (Planning Department General Form CP-6770) in a manner 
satisfactory to the Planning Department, binding the subdivider and all successors to the 
following: 

 
a. Limit the proposed development to a maximum of one (1) master ground lot and 

five (5) airspace lots. 
 

b. Subject to the approval of Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR, 
the Front Lot Lines shall be designated along North Madison Avenue, North 
Juanita Avenue, and North Oakwood Avenue and all others as Side Lot Lines. 

 
c. That the subdivider shall comply with the Vermont/Western Station 

Neighborhood Area Plan (SNAP) Specific Plan prior to the issuance of a 
building or grading permit. 

 
e. That a solar access report shall be submitted to the satisfaction of the Advisory 

Agency prior to obtaining a grading permit. 
 
f. That the subdivider consider the use of natural gas and/or solar energy and consult 

with the Department of Water and Power and Southern California Gas Company 
regarding feasible energy conservation measures. 

 
g. 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 an 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 10 
days’ notice of the City tendering defense to the Applicant and requesting 
a deposit.  The initial deposit shall be in an amount set by the City 
Attorney’s Office, in its sole discretion, based on the nature and scope of 
action, but in no event shall the initial deposit be less than $50,000.  The 

http://planning.lacity.org/
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City’s failure to notice or collect the deposit does not relieve the Applicant 
from responsibility to reimburse the City pursuant to the requirement in 
paragraph (ii). 

(iv) Submit supplemental deposits upon notice by the City.  Supplemental 
deposits may be required in an increased amount from the initial deposit if 
found necessary by 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, of 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.  
Action includes actions, as defined herein, alleging failure to comply with 
any federal, state or local law. 
 

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

 
14. That prior to the issuance of the building permit or the recordation of the final map, a copy 

of the Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR shall be submitted to the 
satisfaction of the Advisory Agency. In the event that Case No. CPC-2019-5596-GPAJ-
ZCJ-SP-SPP-SPR is not approved, the subdivider shall submit a tract modification. 

 
15. Haul Route. Prior to the issuance of a grading permit, the subdivider shall record and 

execute a Covenant and Agreement (Planning Department General Form CP-6770), 
binding the subdivider to the following haul route conditions: 

 
a. Streets to be used are limited to: 

 
(i) Loaded Truck: Exit job site Northbound on Madison Avenue; Turn Right 

east on Oakwood Avenue; Right South onto Virgil Avenue; Left east onto 



VESTING TENTATIVE TRACT MAP NO. 82798 PAGE 7 
 

Silver Lake Boulevard; Merge onto US-101 Freeway southbound; Continue 
to disposal site outside City limits 1245 Arrow Highway Irwindale. 
 

(ii) Empty Truck: From the disposal site outside of City limits; Head Westbound 
on US-101 Freeway; Exit Westbound on Silver Lake Boulevard; Transition 
Westbound onto Temple Street; Transition onto Beverly Boulevard 
Westbound; Turn Right north onto Madison Avenue and continue to the 
project site. 

 
(iii) Staging: No staging on Madison Avenue or on Juanita Avenue. All trucks 

shall be staged on job site. 
 
Note: No interference to traffic; access to driveways must be maintained at 
all times. Juanita Avenue is not to be used as a haul route at any time. 

 
b. Hauling shall be from 9AM to 3PM weekdays, and 8AM to 4PM on Saturdays. NO 

HAULING SHALL BE PERFORMED ON SUNDAYS AND HOLIDAYS. 
 

c. No staging on Madison Ave. All trucks shall be staged on jobsite. NO 
INTERFERENCE TO TRAFFIC, ACCESS TO DRIVEWAYS MUST BE 
MAINTAINED AT ALL TIMES. 

 
d. Contractor shall contact LADOT at (213) 485-2298 at least four business days prior 

to hauling to post "Temporary Tow Away No Stopping" signs along Madison Ave., 
adjacent to jobsite if needed for hauling. 

 
e. Flagger control should be provided during the hauling operations to assist with 

ingress/egress of truck traffic and pedestrian traffic from the project site and on the 
intersection of Madison Ave and Beverly Blvd. Flag person(s) and warning signs 
shall be in compliance with Part II of the 1985 Edition of Work Area Traffic Control 
Handbook. 

 
f. Should the sidewalk need to be closed during hauling, a permit and approval from 

the Department of Public Works, Bureau of Street Services is required, and the 
proper sidewalk detour shall be implemented per CA MUTCD TA-28 or page 48 of 
the WATCH Manual. 

 
g. Trucks shall be restricted to 10-wheel dump trucks or smaller for streets with a 

width of 25 feet or less. Eighteen-wheel dump trucks are permitted on streets with 
a width greater than 25 feet. There shall be no staging or parking of construction 
vehicles, including vehicles to transport workers on any of the streets. 

 
h. The Emergency Operations Division, Specialized Enforcement Section of the Los 

Angeles Police Department shall be notified prior to the start of hauling (213) 486-
0777. 
 

i. Streets shall be cleaned of spilled materials at the termination of each work day. 
 

j. The final approved haul routes and all the conditions of approval shall be available 
on the job site at all times. 
 

k. The owner or contractor shall keep the construction area sufficiently dampened to 
control dust caused by grading and hauling, and at all times provide reasonable 
control of dust caused by wind. 
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l. Hauling and grading equipment shall be kept in good operating condition and 
muffled as required by law. 
 

m. All loads shall be secured by trimming, watering or other appropriate means to 
prevent spillage and dust. 
 

n. All trucks are to be watered at the job site to prevent excessive blowing dirt. 
 

o. All trucks are to be cleaned of loose earth at the job site to prevent spilling.  Any 
material spilled on the public street shall be removed by the contractor. 
 

p. The applicant shall be in conformance with the State of California, Department of 
Transportation, policy regarding movements of reducible loads. 
 

q. All regulations set forth in the State of California Department of Motor Vehicles 
pertaining to the hauling of earth shall be complied with. 
 

r. A Truck Crossing warning sign shall be placed 300 feet in advance of the exit in 
each direction. 

 
s. The City of Los Angeles, Department of Transportation, telephone (213) 485-2298, 

shall be notified 72 hours prior to beginning operations in order to have temporary 
No Parking signs posted along the route.  

 
t. Any desire to change the prescribed routes must be approved by the concerned 

governmental agencies by contacting Street Services Investigation and 
Enforcement Division at (213) 847-6000 before the change takes place.  

 
u. The permittee shall notify Street Services Investigation and Enforcement Division, 

(213) 847-6000, at least 72 hours prior to the beginning of hauling operations and 
shall also notify the Division immediately upon completion of hauling operations.  

 
v. A surety or cash bond shall be posted in an amount satisfactory to the City 

Engineer for maintenance of haul route streets. The forms for the bond will be 
issued by the Central Los Angeles District Engineering Office, 201 N. Figueroa 
Street, Land Development Section, Suite 1150, Los Angeles, CA 90012. Further 
information regarding the bond may be obtained by calling (213) 202-3495. 

 
Notes: Should the applicant have any questions regarding haul routes, please call Jedah 

Mosqueda at (323) 957-6823. 
 
16. Prior to the recordation of the final map, the owner shall execute a covenant to the 

satisfaction of the Los Angeles Housing and Community Investment Department 
(HCIDLA) to make (449) units of the development available for rental or sale solely to 
lower- or very low- income households, at a rental or sales price determined to be 
affordable to (lower- or very low- or moderate- income households) by HCIDLA, for a 
period of 55 years. Said units shall be comparable in size, number of bedrooms, 
distribution, and amenities to the non-income-restricted units in the development. 

 
DEPARTMENT OF CITY PLANNING – STANDARD CONDITIONS 
 
C-1 That approval of this tract constitutes approval of model home uses, including a sales 

office and off-street parking.  Where the existing zoning is (T) or (Q) for multiple residential 
use, no construction or use shall be permitted until the final map has recorded or the 



VESTING TENTATIVE TRACT MAP NO. 82798 PAGE 9 
 

proper zone has been effectuated. If models are constructed under this tract approval, the 
following conditions shall apply: 

 
1. Prior to recordation of the final map, the subdivider shall submit a plot plan for 

approval by the Development Services Section of the Department of City Planning 
showing the location of the model dwellings, sales office and off-street parking.  
The sales office must be within one of the model buildings. 

 
2. All other conditions applying to Model Dwellings under Section 12.22A, 10 and 11 

and Section 17.05 O of the Code shall be fully complied with satisfactory to the 
Department of Building and Safety. 

 
C-2 That a landscape plan, prepared by a licensed landscape architect, be submitted to and 

approved by the Advisory Agency in accordance with CP-6730 prior to obtaining any 
permit. The landscape plan shall identify tree replacement on a 1:1 basis by a minimum 
of 24-inch box trees for the unavoidable loss of desirable trees on the site. Failure to 
comply with this condition as written shall require the filing of a modification to this tract 
map in order to clear the condition. 

 
In the event the subdivider decides not to request a permit before the recordation of the 
final map, a covenant and agreement satisfactory to the Advisory Agency guaranteeing 
the submission of such plan before obtaining any permit shall be recorded. 

 
C-3 In order to expedite the development, the applicant may apply for a building permit for an 

apartment building. However, prior to issuance of a building permit for apartment buildings, 
the registered civil engineer, architect or licensed land surveyor shall certify in a letter to 
the Advisory Agency that all applicable tract conditions affecting the physical design of the 
building and/or site, have been included into the building plans. Such letter is sufficient to 
clear this condition. In addition, all of the applicable tract conditions shall be stated in full 
on the building plans and a copy of the plans shall be reviewed and approved by the 
Advisory Agency prior to submittal to the Department of Building and Safety for a building 
permit. 
 

BUREAU OF ENGINEERING – STANDARD CONDITIONS 
 
S-1. (a) That the sewerage facilities charge be deposited prior to recordation of the 

final map over all of the tract in conformance with Section 64.11.2 of the Los 
Angeles Municipal Code (LAMC). 

 
(b) That survey boundary monuments be established in the field in a manner 

satisfactory to the City Engineer and located within the California Coordinate 
System prior to recordation of the final map. Any alternative measure approved by 
the City Engineer would require prior submission of complete field notes in support 
of the boundary survey. 

 
(c) That satisfactory arrangements be made with both the Water System and the 

Power System of the Department of Water and Power with respect to water mains, 
fire hydrants, service connections and public utility easements. 

 
(d) That any necessary sewer, street, drainage and street lighting easements be 

dedicated. In the event it is necessary to obtain off-site easements by separate 
instruments, records of the Bureau of Right-of-Way and Land shall verify that such 
easements have been obtained. The above requirements do not apply to 
easements of off-site sewers to be provided by the City. 

 



VESTING TENTATIVE TRACT MAP NO. 82798 PAGE 10 
 

(e) That drainage matters be taken care of satisfactory to the City Engineer. 
 

(f) That satisfactory street, sewer and drainage plans and profiles as required, 
together with a lot grading plan of the tract and any necessary topography of 
adjoining areas be submitted to the City Engineer. 

 
(g) That any required slope easements be dedicated by the final map. 
 
(h) That each lot in the tract complies with the width and area requirements of the 

Zoning Ordinance. 
 

(i) That 1-foot future streets and/or alleys be shown along the outside of incomplete 
public dedications and across the termini of all dedications abutting unsubdivided 
property. The 1-foot dedications on the map shall include a restriction against their 
use of access purposes until such time as they are accepted for public use. 

 
(j) That any 1-foot future street and/or alley adjoining the tract be dedicated for public 

use by the tract, or that a suitable resolution of acceptance be transmitted to the 
City Council with the final map. 

 
(k) That no public street grade exceeds 15%. 

 
(l) That any necessary additional street dedications be provided to comply with the 

Americans with Disabilities Act (ADA) of 1990. 
 
S-2. That the following provisions be accomplished in conformity with the improvements 

constructed herein: 
 

(a) Survey monuments shall be placed and permanently referenced to the satisfaction 
of the City Engineer. A set of approved field notes shall be furnished, or such work 
shall be suitably guaranteed, except where the setting of boundary monuments 
requires that other procedures be followed. 

 
(b) Make satisfactory arrangements with the Department of Traffic with respect to 

street name, warning, regulatory and guide signs. 
 

(c) All grading done on private property outside the tract boundaries in connection with 
public improvements shall be performed within dedicated slope easements or by 
grants of satisfactory rights of entry by the affected property owners. 

 
(d) All improvements within public streets, private streets, alleys and easements shall 

be constructed under permit in conformity with plans and specifications approved 
by the Bureau of Engineering. 

 
(e) Any required bonded sewer fees shall be paid prior to recordation of the final map. 

 
S-3. That the following improvements are either constructed prior to recordation of the final 

map or that the construction is suitably guaranteed: 
 

(a) Construct on-site sewers to serve the tract as determined by the City Engineer. 
 
(b) Construct any necessary drainage facilities. 

 
(c) Install street lighting facilities to serve the tract as required by the Bureau of Street 

Lighting. 
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No street lighting improvements are required if no street widening per BOE 
improvement conditions. Otherwise relocate and upgrade street lights; one (1) on 
Juanita Ave., three (3) on Oakwood Ave., and one (1) on Madison Ave. 
 
 
Notes: The quantity of street lights identified may be modified slightly during the 

plan check process based on illumination calculations and equipment 
selection.  
 
Conditions set: 1) in compliance with a Specific Plan, 2) by LADOT, or 3) 
by other legal instrument excluding the Bureau of Engineering conditions, 
requiring an improvement that will change the geometrics of the public 
roadway or driveway apron may require additional or the reconstruction of 
street lighting improvements as part of that condition. The quantity of street 
lights identified may be modified slightly during the plan check process 
based on illumination calculations and equipment selection. 
 

(d) Plant street trees and remove any existing trees within dedicated streets or 
proposed dedicated streets as required by the Street Tree Division of the Bureau 
of Street Maintenance. All street tree plantings shall be brought up to current 
standards. When the City has previously been paid for tree planting, the subdivider 
or contractor shall notify the Urban Forestry Division ((213) 847-3077) upon 
completion of construction to expedite tree planting. 

 
(e) Repair or replace any off-grade or broken curb, gutter and sidewalk satisfactory to 

the City Engineer. 
 

(f) Construct access ramps for the handicapped as required by the City Engineer. 
 
(g) Close any unused driveways satisfactory to the City Engineer. 
 
(h) Construct any necessary additional street improvements to comply with the 2010 

Americans with Disabilities Act (ADA) Standards for Accessible Design. 
 

(i) That the following improvements are either constructed prior to recordation of the 
final map or that the construction is suitably guaranteed: 
 
(1) Improve Oakwood Avenue and Juanita Avenue adjoining the subdivision by 

the reconstruction of new full-width concrete sidewalks with tree wells including 
any necessary removal and reconstruction of existing improvements. 

 
(2) Improve Madison Avenue adjoining the subdivision by the reconstruction of a 

new full-width concrete sidewalk with tree wells including any necessary 
removal and reconstruction of existing improvements. 

 
(3) Improve the newly dedicated cut corner by construction of additional concrete 

sidewalk wells including any necessary removal and reconstruction of existing 
improvements satisfactory to the City Engineer. 

 
NOTES: 
 
The Advisory Agency approval is the maximum number of units permitted under the tract map 
action. However, the existing or proposed zoning may not permit this number of units. This vesting 
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map does not constitute approval of any variations from the Municipal Code, unless approved 
specifically for this project under separate conditions. 
 
Any removal of the existing street trees shall require Board of Public Works approval. 
 
Satisfactory arrangements shall be made with the Los Angeles Department of Water and Power, 
Power System, to pay for removal, relocation, replacement or adjustment of power facilities due 
to this development. The subdivider must make arrangements for the underground installation of 
all new utility lines in conformance with Section 17.05-N of the Los Angeles Municipal Code 
(LAMC). 
 
The final map must be recorded within 36 months of this approval, unless a time extension is 
granted before the end of such period. 
 
The Advisory Agency hereby finds that this tract conforms to the California Water Code, as 
required by the Subdivision Map Act. 
 
The subdivider should consult the Department of Water and Power to obtain energy saving design 
features which can be incorporated into the final building plans for the subject development. As 
part of the Total Energy Management Program of the Department of Water and Power, this no-
cost consultation service will be provided to the subdivider upon his request. 
 
FINDINGS OF FACT (CEQA) 
 
The Advisory Agency determines that, based on the whole of the administrative record as 
supported by the justification prepared and found in the environmental case file, Case No. ENV-
2019-5597-SE, the project is exempt from the CEQA pursuant to Public Resources Code Section 
21080.27(b)(1). 
 
FINDINGS OF FACT (SUBDIVISION MAP ACT) 
 
In connection with the approval of Vesting Tentative Tract Map No. VTT-82798 the Advisory 
Agency of the City of Los Angeles, pursuant to Sections 66473.1, 66474.60, .61 and .63 of the 
State of California Government Code (the Subdivision Map Act), makes the prescribed findings 
as follows: 
 
(a) THE PROPOSED MAP WILL BE/IS CONSISTENT WITH APPLICABLE GENERAL AND 

SPECIFIC PLANS. 
 

The Land Use Element of the General Plan consists of the 35 Community Plans within the 
City of Los Angeles. The Community Plans establish goals, objectives, and policies for 
future developments at a neighborhood level. Additionally, through the Land Use Map, the 
Community Plan designates parcels with a land use designation and zone. The Land Use 
Element is further implemented through the Los Angeles Municipal Code (LAMC) and the 
Western/Vermont Station Neighborhood Area Plan (SNAP) Specific Plan. The zoning 
regulations contained within the LAMC and SNAP regulates, but is not limited to, the 
maximum permitted density, height, parking, and the subdivision of land.  
 
The subdivision of land is regulated pursuant to Article 7 of the LAMC. Pursuant to LAMC 
Section 17.05 C, tract maps are to be designed in conformance with the tract map 
regulations to ensure compliance with the various elements of the General Plan, including 
the Zoning Code. Additionally, the maps are to be designed in conformance with the Street 
Standards established pursuant to LAMC Section 17.05 B The project site is located with 
the Wilshire Community Plan Area, with a land use designation of Limited Manufacturing 
and is zoned M1-1. The M1-1 Zone permits unlimited height and a Floor Area Ration (FAR) 
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of 1.5:1. The site is also within Subarea D (Light Industrial/Commercial) of the 
Vermont/Western Station Neighborhood Area Plan (SNAP) Specific Plan. Subarea D 
permits use and area regulations of LAMC Section 12.17.1 except projects with residential 
uses shall be prohibited.  
 
As the tract map is to merge and re-subdivide the lots for the purposes of constructing 
residential dwelling units, the applicant has requested an amendment, Incidental Case No. 
CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR, to the General Land Use designation of the 
Wilshire Community Plan of the project site from Limited Manufacturing to Commercial 
Manufacturing and a Zone Change from a M1-1 Zone to CM-1 Zone. Additionally, the 
application has requested a Specific Plan Amendment to the SNAP to change the subarea 
designation of the subject property from D to D.2 to permit a Permanent Supportive 
Housing project that includes Restricted Affordable housing units with supportive services 
and establishes Land Use Regulations, Development Standards, and Design Guideline 
and a Project Permit Compliance to allow the demolition of the three (3) existing 
commercial buildings, three (3) exiting single-family residential buildings, and surface 
parking lot for the construction, use, and maintenance of five (5) eight-story buildings with 
454 Permanent Supportive Housing dwelling units and Site Plan Review. The CM Zone 
allows for unlimited height and the proposed SNAP Subarea D.2 will allow for Qualified 
Permanent Supportive Housing Projects with unlimited density and a Floor Area Ratio 
(FAR) of 3:1. The applicant is proposing a 454 dwelling unit Permanent Supportive 
Housing Project with a FAR of 2.8:1. The tract map is approved contingent upon the 
approval and adoption of the General Plan Amendment, Zone Change, and Specific Plan 
Amendment. In the event that the incidental case is disapproved or modified, the applicant 
would be required to submit a revised tract map that is consistent with the determination 
of Case No. CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR. 
 
Pursuant to LAMC Section 1706 B. A, a Vesting Tentative Tract Map must be prepared 
by or under the direction of a licensed land surveyor or registered civil engineer. The tract 
map was prepared by Robert “Buck” Rogers, No. PLS 8348, of KPFF Consulting 
Engineers, Inc., and contains information regarding the boundaries of the project site, as 
well as the abutting public rights-of-way, hillside contours for hillside properties, location 
of existing buildings, existing and proposed dedication, and improvements of the tract 
map. The Vesting Tentative Tract Map indicates the map number, notes, legal description, 
contact information for the owner, applicant, and engineer, as well as other pertinent 
information as required by LAMC Section 17.06 B. 
 

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

 
For purposes of a subdivision, design and improvement is defined by Section 66418 and 
66419 of the Subdivision Map Act and LAMC Section 17.02. Design refers to the 
configuration and layout of the proposed lots in addition to the proposed site plan layout. 
Pursuant to Section 66427(a) of the Subdivision Map Act, the location of the buildings is 
not considered as part of the approval or disapproval of the map by the Advisory Agency. 
Easements and/or access and “improvements” refers to the infrastructure facilities serving 
the subdivision. LAMC Section 17.05 enumerates the design standards for a tract map 
and requires that each map be designed in conformance with the Street Design Standards 
and in conformance with the General Plan. As indicated in Finding (a), LAMC Section 
17.05 C requires that the tract map be designed in conformance with the zoning 
regulations of the project site. As the site’s existing Limited Manufacturing land use 
designation and M1-1 Zone would not permit the construction of the proposed 454 
Permanent Supportive Housing dwelling units, the applicant has requested a General Plan 
Amendment, Zone Change, and Specific Plan Amendment, Case No. CPC-2019-5596-
GPAJ-ZCJ-SP-SPP-SPR, in conjunction with the requested tract map. The requested 
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General Plan Amendment would amend the Land Use designation from Limited 
Manufacturing to Commercial Manufacturing, the Zone Change would change from M1-1 
to CM-1, and the Specific Plan Amendment would amend the Vermont/Western Station 
Neighborhood Area Plan (SNAP) Specific Plan to permit a Permanent Supportive Housing 
Project of 454 dwelling units on approximately 90,974 square feet of lot area, less 
dedications, with a FAR of 2.8:1. As discussed in Finding No. 1, the tract map is approved 
with the condition that the map is in compliance with the approvals of Case No. CPC-
2019-5596-GPAJ-ZCJ-SP-SPP-SPR. As such, the proposed density and uses would be 
consistent with the proposed land use designation, zone, and specific plan. 
 
The tract map was distributed to and reviewed by the various city agencies of the 
Subdivision Committee that have the authority to make dedication, and/or improvement 
recommendations. The Bureau of Engineering reviewed the tract map for compliance with 
the Street Design Standards. The Bureau of Engineering has recommended dedication 
and/or improvements to the public right-of-way along Oakwood Avenue, Juanita Avenue, 
and Madison Avenue, consistent with the standards of the Mobility Element. At the public 
hearing, the representative requested modifications to the improvement conditions for 
Oakwood Avenue and Juanita Avenue recommended by the Bureau of Engineering. The 
recommended condition would have required widening of the existing roadway and a 
reduction of the existing sidewalk. After consideration of the existing conditions, comments 
received in a letter dated January 17, 2020 from Metro, street designations, and intent of 
the Mobility Element, the representative from the Bureau of Engineering determined that 
the requested modifications were appropriate. While the streets are designated as a Local 
Street, based on the configuration of the street, use of the streets for accessibility, and the 
limited number of parking spaces being proposed as part of the Permanent Supportive 
Housing Project, it is determined that the street functions in the same manner as a Limited 
Local Street and that the widening of the roadway would not be required to implement the 
intent of the Mobility Element. In addition, the Bureau of Engineering has recommended 
the construction of the necessary street improvements will be made to comply with the 
Americans with Disabilities Act (ADA) of 2010. In conjunction with the street 
improvements, the Bureau of Engineering, Street Lighting, recommends if the Bureau of 
Engineering recommends street widening, then relocate and upgrade street lights; one (1) 
on Juanita Avenue, three (3) on Oakwood Avenue, and one (1) on Madison Avenue, 
otherwise no street lighting improvements are required. As conditioned, the design and 
improvements of the proposed subdivision are consistent with the applicable General 
Plan.  

 
(c) THE SITE IS PHYSICALLY SUITABLE FOR THE TYPE OF DEVELOPMENT. 
 

The project site is a level, irregular shaped site comprised 11 parcels, consisting of 
112,664 gross square feet of lot area. The site is developed with three (3) commercial 
buildings, three (3) single-family residential buildings, a surface parking lot, and 11 non-
protected street trees which will be demolished. The site is proposed for the construction, 
use and maintenance of 454 Permanent Supportive Housing units; 23 restricted to 
Extremely Low Income, 50 restricted to Very Low Income, 376 restricted to Low Income 
Households, and five (5) market rate manager’s units. The proposed project includes five 
(5) eight-story buildings, including the Northeast, Northwest, Southeast, Southwest-A, and 
Southwest-B Buildings with maximum building heights ranging from 92 feet to 95 feet, and 
a total of 247,812 square feet of floor area including 11,772 square feet of Supportive 
Services. The project will provide 23 vehicular parking spaces located at grade and 255 
bicycle spaces; and will provide a total of 36,540 square feet of open space. The project 
will be built in four phases. 
 
The project site is located within the 1.7 km (1.06 miles) from the Puente Hills Blind Thrust 
Fault, but is not located within the Alquist-Priolo Fault Zone. The site is not located within 
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a designated landslide, liquefaction, tsunami, high fire hazard severity zone, or hillside 
area, but is located within the BOE Special Grading Area. The site is located within a 
methane buffer zone and will be required to comply with all applicable regulations as it 
pertains to development within a methane zone. Prior to the issuance of any permits, the 
project would be required to be reviewed and approved by the Department of Building and 
Safety and the Fire Department. The site is not identified as having hazardous waste or 
past remediation. The site is within Flood Zone X/Type C, which denotes areas of minimal 
hazard from the principal source of flood. There are currently no flood zone compliance 
requirements for construction in this zone. The site is not subject to the Specific Plan for 
the Management of Flood Hazards (floodways, floodplains, mud prone areas, coastal 
high-hazard and flood-related erosion hazard areas).  
 
The tract map has been approved contingent upon the satisfaction of the Department of 
Building and Safety, Grading Division prior to the recordation of the map and issuance of 
any permits. Therefore, the site will be physically suitable for the proposed type of 
development. 

 
(d) THE SITE IS PHYSICALLY SUITABLE FOR THE PROPOSED DENSITY OF 

DEVELOPMENT. 
 

The properties to the north have a land use designation of Public Facilities and Public 
Facilities-Freeway, are zoned PF-1XL, and improved with the Vermont Avenue on-ramp 
to the 101 Freeway and the Delancey Street Foundation. The properties to the east and 
south have a land use designation of Limited Manufacturing and are zoned M1-1. These 
sites are developed with commercial uses and a 5-story multi-family residential structure 
currently under construction with permanent supportive housing. The properties to the 
west have a land use designation of Neighborhood Office Commercial and zoned C2-1, 
[Q]CM-1, and R4-1. These properties are developed with commercial and multi-family 
residential uses. The project site, which is comprised of 11 parcels, consists of 
approximately 112,664 gross square feet of land and is developed with three (3) 
commercial buildings, three (3) single-family residential buildings, one (1) surface parking 
lot, and 11 non-protected street trees. In conjunction with the requested tract map, the 
applicant has requested a General Plan Amendment, Zone Change, and Specific Plan 
Amendment to permit the construction of 454 dwelling units of qualified permanent 
supportive housing. As proposed, the project would have a maximum FAR or 2.8:1, which 
would be consistent with the requested Land Use change to Commercial Manufacturing, 
Zone change to CM-1, and Specific Plan Amendment from Subarea D to the proposed 
Subarea D.2 that allows for Permanent Supportive Housing. The proposed project, 
comprised of five (5) eight-story buildings with maximum building heights ranging from 92 
to 95 feet, and a total of 247,812 square feet of floor area including 11,772 square feet of 
Support Services, would be consistent with the requested General Plan Land Use 
Amendment, Zone Change, and Specific Plan Amendment. The tract map has been 
approved contingent upon the satisfaction of the Department of Building and Safety, 
Grading Division prior to the recordation of the map and issuance of any permits. 

 
(e) THE DESIGN OF THE SUBDIVISION OR THE PROPOSED IMPROVEMENTS ARE NOT 

LIKELY TO CAUSE SUBSTANTIAL ENVIRONMENTAL DAMAGE OR SUBSTANTIALLY 
AND AVOIDABLY INJURE FISH OR WILDLIFE OR THEIR HABITAT. 

 
The project site is currently developed with commercial and multi-family residential 
buildings. There are 11 non-protected trees on the project site or within the public right-of-
way adjacent to the project site. The surrounding area is presently developed with 
structures or paved parking lots. Neither the project site nor the surrounding area provides 
a natural habitat for fish or wildlife. It has been determined that the project and the design 
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of the subdivision and proposed improvements will not cause substantial environmental 
damage or injury to wildlife or their habitat.  
 

(f) THE DESIGN OF THE SUBDIVISION OR TYPE OF IMPROVEMENTS IS NOT LIKELY 
TO CAUSE SERIOUS PUBLIC HEALTH PROBLEMS. 

 
There appears to be no potential public health problems caused by the design or 
improvement of the proposed subdivision. The development is required to be connected 
to the City's sanitary sewer system, where the sewage will be directed to the LA Hyperion 
Treatment Plant, which has been upgraded to meet Statewide ocean discharge standards. 
The Bureau of Engineering has reported that the proposed subdivision does not violate 
the existing California Water Code because the subdivision will be connected to the public 
sewer system and will have only a minor incremental impact on the quality of the effluent 
from the Hyperion Treatment Plant. 

 
(g) THE DESIGN OF THE SUBDIVISION OR THE TYPE OF IMPROVEMENTS WILL NOT 

CONFLICT WITH EASEMENTS, ACQUIRED BY THE PUBLIC AT LARGE, FOR 
ACCESS THROUGH OR USE OF PROPERTY WITHIN THE PROPOSED 
SUBDIVISION. 

 
As required by LAMC Section 12.03, the project site has a minimum of 20 feet of frontage 
along Madison Avenue, Oakwood Avenue, and Juanita Avenue, which are public streets. 
The project site consists of a parcel identified as Lot Nos. 1 – 6, 12 – 15, and Lot 19 of the 
Dayton Heights Tract and is identified by the Assessor Parcel No. 5501-001-800 and 023. 
There are no known easements acquired by the public at large for access through or use 
of the property within the proposed subdivision, as identified on the tract map. While the 
project will provide a private easement for common/vehicular access purposes within the 
subdivision, there are no known easements acquired by the public at large for access 
through or use of the property within the proposed subdivision, as identified on the tract 
map. Necessary easements for utilities will be acquired by the City prior to the recordation 
of the proposed tract map. Therefore, the design of the subdivision and the proposed 
improvements would not conflict with easements acquired by the public at large for access 
through or use of the property within the proposed subdivision. 
 

(h) THE DESIGN OF THE PROPOSED SUBDIVISION SHALL PROVIDE, TO THE EXTENT 
FEASIBLE, FOR FUTURE PASSIVE OR NATURAL HEATING OR COOLING 
OPPORTUNITIES IN THE SUBDIVISION. (REF. SECTION 66473.1) 

 
In assessing the feasibility of passive or natural heating or cooling opportunities in the 
proposed subdivision design, the applicant has prepared and submitted materials which 
consider the local climate, contours, configuration of the parcel(s) to be subdivided and 
other design and improvement requirements. 
 
Providing for passive or natural heating or cooling opportunities will not result in reducing 
allowable densities or the percentage of a lot which may be occupied by a building or 
structure under applicable planning and zoning in effect at the time the tentative map was 
filed.  
 
The lot layout of the subdivision has taken into consideration the maximizing of the 
north/south orientation.  
 
The topography of the site has been considered in the maximization of passive or natural 
heating and cooling opportunities. 
 



http://cityplanning.lacity.org/
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COUNTY CLERK’S USE CITY OF LOS ANGELES 
OFFICE OF THE CITY CLERK 

200 NORTH SPRING STREET, ROOM 395 
LOS ANGELES, CALIFORNIA 90012 

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. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
CPC-2019-5596-GPAJ-ZCJ-SP-SPP-SPR / General Plan Amendment, Zone Change, Specific Plan Amendment, Specific Plan Project 
Permit Compliance and Site Plan Review. 

LEAD CITY AGENCY 

City of Los Angeles (Department of City Planning) 
CASE NUMBER 

PROJECT TITLE 
Enlightenment Plaza 

COUNCIL DISTRICT 

13 

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

312-328 N. Juanita Avenue, 3812-3838 W. Oakwood Avenue, and 317-345 N. Madison Avenue

PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 
Demolition of the existing 3 commercial buildings, 3 single-family residential buildings, 1 surface parking lot; and the construction of 454 Permanent 
Supportive Housing units across five 8-story buildings on a 94,623 square foot site totaling 247,812 square feet of floor area including a total of 
11,772 square feet of resident supportive services. 449 units are deed restricted affordable for persons experiencing homelessness. 

NAME OF APPLICANT / OWNER: 

Flexible PSH Solutions, Inc 

CONTACT PERSON (If different from Applicant/Owner above) 

Jim Ries 

(AREA CODE) TELEPHONE NUMBER |    EXT. 

(310) 838-2400 x 101

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 Public Resources Code Section 21080.27(a)(3) and 21080.27(b)(1)

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

        CEQA Guideline Section(s) / Class(es) ___________________________________________________________ 

☐ 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 
Any action carried out by the City of Los Angeles in the furtherance of providing supporting housing which meets the following criteria are exempt from 
the requirements of CEQA under Public Resource Code, Section 21080.27 pursuant to Assembly Bill (AB) 1197 until January 1, 2025: 1) the project is 
consistent with the definition of Supportive Housing described in Health and Safety Code, Section 50675.14, 2) the project meets the eligibility 
requirements of Article 11 of Chapter 3 of Division 1 of Title 7 of the Government Code, and 3) the project is funded, in part or in whole, by general bond 
obligations issues pursuant to Proposition HHH approved by the City of Los Angeles at the November 8, 2016, statewide general election and the 
subsequent requirements of receiving those funds. All actions to approve the Project were taken in furtherance of providing vitally needed Supportive 
Housing to house the homeless in the City. 

☐ 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 

Hagu Solomon-Cary 
STAFF TITLE 

Senior City Planner 

ENTITLEMENTS APPROVED 

FEE: RECEIPT NO. REC’D. BY (DCP DSC STAFF NAME) 

DISTRIBUTION:  County Clerk, Agency Record 
Rev. 3-27-2019 

$5,774 0102094108 Eric Claros
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Flexible PSH Solutions, Inc ; 
ENLIGHTENMENT PLAZA, THE ROSSEAU RESIDENCES SERVICE PLAN 

GENERAL APPROACH TO THE SERVICES COMPONENT 

ENLIGHTENMENT PLAZA is located at 316 N. Juanita, off of Beverly Blvd. and Vermont. 
The location was a former AT&T Corporation Yard and will be the site of four PSH projects 
to be developed by Flexible and the Pacific Companies over the next several years' It 
runs adjacent to the PATH METRO MALL which provides numerous services for the 
homeless. The Metro Transit Red Line Station, at Beverly and Vermont is less than one 
block away. 

The ROUSSEAU RESIDENCE phase will consist of 57 all-efficiency units. We are commit
ted to providing a supportive, caring and consistent environment for all the residents at the 
project. 

FLEXIBLE PSH SOLUTIONS, INC., it's Board and staff are made up of people who are 
absolutely committed to the provision of the highest quality services for their tenants. We 
have a shared belief which is one of the major reasons we have joined with Pacific Part
ners for this development. 

We operate under the principles espoused by the Corporation for Supportive Housing of 
"Housing First" and "Harm Reduction" with low barrier entrance and ongoing tenant qualifi
cations, all designed to maximize the potential for the most difficult to serve members of 
the (formerly) homeless population and to keep them safely housed for the long term. 

Our operating philosophy is that even if we end up contracting out for a certain amount of 
the services, THE BUCK STOPS WITH US, AS OWNERS AND CO-MANAGING GEN
ERAL PARTNERS, IN TERMS OF ASSURING THE RIGHT MIX OF SERVICES FOR 
OUR TENANTS, which is the reason why we assume the role of Lead Service Provider in 
all of our projects. 

At the ENLIGHTENMENT PLAZA our campus will include facilities for case management, 
mental health services, independent living skills programs, occupational therapy, substance 
abuse programs, job training and more. 

While no tenant will be mandated to participate, our programs will reflect our philosophy 
that no one is limited in what they can accomplish. We will therefore be including in entre
preneurial possibilities for our tenants in every phase of our operations. For example, EN
LIGHTENMENT PLAZA will have an employee /resident valet parking service which will be 
run by the residents with all proceeds going to a fund which they will manage. Our ON SITE 
amphitheater will be the center of our campus utilized for resident movie nights under the 
stars, performances by professionals and the residents in a variety of mediums, all of which 
will be designed to provide a healthy, fun atmosphere within the complex, but which will 
also be DESIGNED TO MAXIMIZE EXPOSURE TO JOB OPPORTUNITIES IN LA;s 
MOST CREATIVE INDUSTRY. We have also pioneered a plan to get the Jewish Free 
Loan Association to make Micro-'loans to any of our tenants who are seeking a fresh start 
in business. 
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We will have one or several OF OUR OWN, HIGH LEVEL, EXPERIENCED project admin
istrators stationed at each of our developments to ensure services are appropriate for our 
tenants. These KEY STAFF POSITIONS will not be funded by Prop H funding but rather 
FLEXIBLE PSH SOLUTION INC. OWN RESOURCES. Our goal is to meet each individ
ual where they are and on a sufficiently frequent basis to ensure all services align with 
each person's needs. As owners, we will work closely with DMH and our OMA Ap
pointed/Approved provider(s) to provide the best individualized services for each tenant. 

TARGET POPULATION 

The ROSSEAU RESIDENCES will provide 57 EFFICIENCY units which will be 100% rent 
subsidized and eligible for NPLH tenants. We intend to apply for 100% of the funding for 
Section 8 and VASH from HACLA and/or the VA (WHICH HAS ALREDY APPROVED OUR 
PROJECT FOR OCCUPATION BY VETERANS --- see attached letter). However, in the 
event they do not award us that funding, we will have to rely on DMH. 

The target population for these units will be single adults experiencing chronic homeless
ness OR an unaccompanied individual with a disabling condition who has had at least four 
episodes of homelessness in the past three years. Our goal is to welcome everyone, more 
specifically individuals with special needs, disabling conditions such as serious mental 
health and/or chronic medical conditions, developmental disabilities, physical disabilities 
and substance abuse issues, HIV/ AIDS, or co-occurring disorders. Individuals that are high 
utilizers of the county hospital and other department services will also be targeted for these 
units. Additional criteria within this target population will also be met as described below in 
the Coordinated Entry System section. 

SERVICE APPROACHES SPECIFIC TO THE POPULATION 

TENANT SELECTION PLAN AND COUNTY DEPARTMENT REFERRALS through the Coordinated 
Entry System will match tenants with the units. These referrals will fold into the property man
agement tenant selection plan and be the pool of potential residents from which units will be 
filled. Our commitment is to welcome everyone, more specifically individuals with special needs, 
disabling conditions such as serious mental health and/or chronic medical conditions, develop
mental disabilities, physical disabilities and substance abuse issues, HIV/AIDS, or co-occurring 
disorders. Individuals that are high utilizers of the county hospital and other department services 
will also be targeted for these units. 

CONTRACT SERVICE PROVIDER(S) 
Supportive services for the project will be provided through Measure H funds and the DMH 
provider list for SPA 4. Our case managers, mental health service providers and substance 
abuse program will all be on-site enabling residents to receive ongoing support. 

SERVICE APPROACH 
Each resident will be provided case management services as well as mental health services. 
A Housing First approach will be utilized coupled with integrated supportive services focused 
on the whole person. Providing integrated services allows for a wide range of mental health, 
substance abuse, medical and functional needs of the resident to be addressed simultane-
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ously and directly by the on-site case managers or coordinated with the appropriate commu
nity provider. 

All services emphasize enhancing the resident's quality of life, housing stabilization, and 
include community building activities and events to help residents develop a local sup
port network. This combination of intensive and integrated supportive services, commu
nity building, and ongoing communication with residents allows service staff to identify 
warning signs and resolve tenant issues before they become criiticals through mediation 
and service referrals. 

DESCRIPTION OF SERVICES 
The primary point of contact for residents with be on-site staff, Landlords/property managers, 
and community n service providers will be on-site to ensure that sufficient services and activ
ities are available to meet residents' needs. All service staff will be trained in evidence-based 
interventions and other case management approaches emphasizing housing stabilization, 
self - sufficiency and skill building, aging in place interventions, mainstream benefits assis
tance, peer advocacy, wellness, recovery, and community integration. Such evidence based 
practices and approaches include Critical Time Intervention (CTI), Harm Reduction, Motiva
tional Interviewing, and Recovery focused psychosocial interventions. 

All service coordination and intervention strategies will be centered on a Harm Reduction 
and Recovery-focused approach, thereby allowing opportunities for residents to engage in 
lower-risk, health enhancing activities. 

SERVICES PROVIDED AT THE FACILITY WILL INCLUDE: 
Orientation & Needs Assessment: An intake with each resident will occur first to identify the 
types of services and activities that would benefit clients needs. Upon move-in, each resi
dent will meet with the on-site service staff for a new tenant orientation introducing them to 
the building and community.During this orientation and throughout the tenure of the resi
dency, service staff will encourage and support the participation in a monthly tenant council 
meeting. Called RESIDENT ROUND-UP. This council is critical to the developments suc
cess as it is a place where tenants can take ownership of their community. Moreover, the 
on-site valet parking service will be entirely facilitated by residents with the goal of them tak
ing ownership and operating it on their own. All monies earned will go into a tenant fund 
whereby residents will vote on how they want to utilize it. 

• Integrated Care: FLEXIBLE PSH SOLUTIONS,INC. will adhere to an integrated 
care service model designed to improve and better coordinate care for chronically 
homeless individuals. 

o Case management: Measure H funded case managers will be on-site. All 
services and interventions strategies will be centered on a harm reduction 
and recovery-focused approach, thereby allowing opportunities for residents 
to engage in lower-risk, healthier activities. Based on the resident's initial 
needs survey, case management staff will develop an Individual Service Plan 
(ISP) identifying the resident's barriers, establishing short- and long-term 
goals, and outlining the steps necessary to achieve those goals. Throughout 
the resident's tenancy, and at a minimum monthly, staff will meet with the 
tenant to review his/her progress toward the goals established in the ISP, de
velop additional goals, and assess strategies to address potential barriers as 
they arise. 
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o Mental Health Care: Mental health services will be provided by on-site ser
vice staff coordinated with SPA 4 Measure H funded community mental 
health providers . On-site mental health services include bio-psychosocial as
sessments, triage and psychiatric assessment and medication referral, indi
vidual and group therapy, crisis intervention and WRAP planning (Wellness 
Recovery Action Planning). All service staff will receive training in mental 
health first aid-which helps staff identify, understand, and respond to risk 
factors and warning signs of mental health problems and substance 

o abuse-to ensure they are equipped to respond in the event of a crisis. Resi
dents requiring more intensive mental health services will be connected with 
specialists as needed. 

o Substance Abuse Treatment: Using a Stages of Change and Harm Reduc
tion approach, service staff is equipped to recognize the range of options and 
interventions needed to help individuals achieve their substance abuse treat
ment and recovery goals. Substance Abuse treatment services delivered di
rectly by service provider staff includes; individual counseling and support us
ing a motivational interviewing approach, individual and group meetings that 
address recovery planning and relapse prevention strategies, dual recovery 
(ORA) based facilitated groups, outpatient and in-patient provider referral 
and treatment options. If these services do not meet the need of the tenants, 
additional substance abuse treatment services will be brought in on-site or a 
warm handoff will be provided to link the tenant to the level of substance 
abuse treatment desired. 

• Community Building: The on-site staff will partner with local community organiza
tions such as the faith groups, creative and performing arts groups, schools and 
individual volunteers to develop an extensive calendar of recreational and educa
tional activities to foster a sense of community within the building and engage resi
dents with the surrounding neighborhood. There will be theatre classes, plays, mu
sical performances and various exhibits in our amphitheater to enhance the com
munity experience. 

Residents have the option to participate in crafts, tenant council meetings, a quarterly 
tenant newsletter, volunteer locally, participate in the community garden, senior activ
ities, local neighborhood council meetings, faith groups, holiday celebrations, movie 
nights, game nights and book clubs. A monthly calendar will be posted in all public 
areas advertising on- and off-site activities to the building's residents. Tenants will be 
encouraged to become a Resident Ambassador whereby they represent and advo
cate on behalf of the other residents at regular meetings with staff and property man
agement. 

Transportation Planning: As part of case management services, service coordinators 
will assist with mainstream transportation. We are one block from the Vermont/Beverly 
Metrolink and Metro station. 

Eviction Prevention: Housing stabilization and retention are the primary goals for each 
tenant. Providing information and learning opportunities to prevent lease violations and 
evictions is critical to helping residents reintegrate into the community; however, when 
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lease violations and/or non-payment of rent are identified, case managers will immedi
ately begin working with the tenant to identify specific issues or barriers that may be af
fecting the tenant's ability to comply with lease regulations or pay rent, and then con
nect the resident to necessary services to help overcome the issue. In the event of 
rental arrears, FLEXIBLE PSH SOLUTIONS,INC. has established a revolving loan 
fund to provide tenants with short-term rental assistance in order to prevent an eviction. 
OUR GOAL is to never evict, but always, re-house every tenant 

FLEXIBLE PSH SOLUTIONS, INC. strictly adheres to non-discrimination policies, and places 
a high-priority on providing sensitive and culturally appropriate services to every individual 
who comes through its doors. All staff members will receive training on providing services 
that are sensitive to issues of race, gender, sexual orientation, and varying levels of physical 
and mental disabilities. FLEXIBLE PSH SOLUTIONS,INC. embraces a Board approved zero 
tolerance policy for discriminatory or otherwise judgmental behaviors. 

OBJECTIVES 
The general goals of this service plan are to assist tenants in 1) maintaining stable housing, 2) 
increase skills and/or income, 3) achieve self-determined life goals. 

OUTCOMES 
The following outcome objectives will be established and progress tracked on a monthly 
basis for formerly homeless tenants: 

Outreach and Engagement: 
o Support service staff will conduct outreach to100% of the tenants within the 

first week. 

o 90% of all tenants will engage at least twice a month within 6 months of resi
dency. 

Residential Stability 
o 95% of tenants will remain in housing for at least 6 months 
o 90% of tenants will remain in housing for at least 1 year 

Eviction Prevention Program: 
o 100% of tenants who have not paid rent on time, or who have been formally 

notified regarding any other lease violation, will be offered supportive ser
vices; 

o 90% of those who engage in services will establish a written plan that reme
dies late payment of rent and/ or lease violation. 

o 90% of those who develop a plan will remain in housing for at least 90 days 
without being evicted. 

Increased skills and/or income: 
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o 100% of tenants who enter without any income will receive individualized as
sistance identifying and applying for entitlement and government assistance 
programs for which they are eligible 

o 90% of those listed above will be enrolled in eligible government benefits pro
grams within 12 months 

Self-Determination: 
o Within 2 weeks of moving in, 100% of PSH tenants will develop an 
individualized service plan, which establishes goals and objectives and identifies 

activities leading to their accomplishments. 
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