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10804, 10806 West Blix Street

PROPOSED
PROJECT:

The project proposes the demolition of an existing single-family dwelling, originally constructed
in 1939 and currently vacant, and a detached garage. The project proposes the subsequent
construction, use, and maintenance of a four-story, 21-unit, residential building totaling 54.5
feet in height. The project proposes 21 units with two (2) units set aside for Extremely Low
Income Households. One (1) unit will be set aside as a market-rate manager’s unit. The 18,080
square-foot building will be constructed having an FAR (Floor Area Ratio) of 1.7:1. The building
will be constructed with four levels above grade, comprised of the first floor with lobby and atgrade parking (containing 17 vehicle parking spaces), and three stories of residential units
above.

REQUESTED
ACTION:

An appeal of the June 24, 2020, Planning Director’s Determination which:
1.

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

2.

Approved, pursuant to LAMC Section 12.22 A.25(g) and 12.22 A.31, approving a
Transit Oriented Communities Incentive Program (TOC) project, allowing a 50
percent increase in density consistent with the provisions of the Transit Oriented
Communities Affordable Housing Incentive Program along with the following three
incentives for a qualifying Tier 1 project totaling 21 dwelling units, reserving two
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units, or nine percent of the total units, for Extremely Low Income Household
occupancy:
a. Setbacks (Sides). A one-foot, nine-inch reduction to permit a side yard
setbacks of five feet, three inches in lieu of the minimum seven feet required in
the R3-1 Zone;
b. Height. A nine-foot, six-inch increase in allowable height to permit a maximum
height of 54 feet, six inches in lieu of the 45 feet required in the R3-1 Zone;
c. Open Space. A 480 square-foot reduction to permit a minimum of 1,920 square
feet of open space in lieu of the minimum 2,400 square feet required in the R31 Zone; and

3.

Adopted the Conditions of Approval and Findings.

RECOMMENDED ACTIONS:
1.

Determine, based on the whole of the administrative record, that the project is categorically exempt from
the California Environmental Quality Act (CEQA) pursuant to Section 21080 of the California Public
Resources Code, and Article 19, Class 32 of the CEQA Guidelines, and there is no substantial evidence
demonstrating that an exception to a categorical exemption pursuant to CEQA Guidelines, Section
15300.2 applies;

2.

Deny the appeal and Sustain the Director of Planning’s Determination approving a Transit Oriented
Communities Incentive Program (TOC) project, allowing a 50% increase in density consistent with the
provisions of the Transit Oriented Communities Affordable Housing Incentive Program along with the
following three (3) incentives for a qualifying Tier 1 project totaling 21 dwelling units, reserving two (2)
units, or nine (9) percent of the total units, for Extremely Low Income Household occupancy:

3.

a.

Setbacks (Sides). A one (1)-foot, nine (9)-inch reduction to permit a side yard setbacks of five
(5) feet, three (3) inches in lieu of the minimum seven (7) feet required in the R3-1 Zone;

b.

Height. A nine (9)-foot, six (6)-inch increase in allowable height to permit a maximum height of
54 feet, six (6) inches in lieu of the 45 feet required in the R3-1 Zone;

c.

Open Space. A 480 square-foot reduction to permit a minimum of 1,920 square feet of open
space in lieu of the minimum 2,400 square feet required in the R3-1 Zone; and

Adopt the Director of Planning’s Conditions of Approval, Findings, and “Exhibit A.”

VINCENT P. BERTONI, AICP
Director of Planning
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PROJECT ANALYSIS
Appellate Decision Body
Pursuant to Sections 12.22 A.31 and 12.22 A.25 of the Los Angeles Municipal Code (“LAMC”),
appeals of Transit Oriented Communities Affordable Housing Incentive Program cases are heard
by the City Planning Commission. The appellate decision of the City Planning Commission is final
and effective as provided in Charter Section 245.
Project Summary
On June 24, 2020, the Director of Planning approved a Transit Oriented Communities (“TOC”)
Affordable Housing Incentive Program for a project totaling 21 dwelling units, including two (2)
Extremely Low Income units and one (1) manager’s unit, with three (3) Additional Incentives under
Tier 4 of the TOC Guidelines for a reduction in the open space requirement, an increase in building
height, and reductions in the side yards.
The project proposes the demolition of an existing single-family dwelling, originally constructed in
1939 and currently vacant, and a detached garage. The project proposes the subsequent
construction, use, and maintenance of a four-story, 21-unit, residential building totaling 54.5 feet
in height. The project proposes 21 units with two (2) units set aside for Extremely Low Income
Households. One (1) unit will be set aside as a market-rate manager’s unit. The 18,080 squarefoot building will be constructed having an FAR (Floor Area Ratio) of 1.7:1. The building will be
constructed with four levels above grade, comprised of the first floor with lobby and at-grade
parking (containing 17 vehicle parking spaces), and three stories of residential units above.
The Determination is provided in Exhibit B herein, and the appeal period ended on July 9, 2020.
The environmental clearance under Case No. ENV-2020-13-CE is provided in Exhibit C herein.
Background
Subject Property
The subject property is composed of one level, regular-shaped 10,563.3 square-foot lot with a
62.15-foot frontage along the south side of Blix Street. The project proposes the demolition of an
existing single-family dwelling, originally constructed in 1939 and currently vacant, and a detached
garage. The project proposes the subsequent construction, use, and maintenance of a four-story,
21-unit, residential building totaling 54.5 feet in height. The building will be constructed with four
levels above grade, comprised of the first floor with lobby and at-grade parking (containing 17
vehicle parking spaces), and three stories of residential units above.
With an existing lot area totaling 10,563.3 square feet, the property is permitted to construct up to
13 units by-right. By setting aside 9% of the project’s 21-unit total proposed density for Extremely
Low Income Households, the project is eligible for a 50% density increase to a maximum of 21
total units. The project proposes 21 units with two (2) units set aside for Extremely Low Income
Households and one (1) unit set aside as a market-rate manager’s unit. The 18,080 square-foot
building will be constructed having an FAR of 1.7:1.
Zoning and Land Use Designation
The subject property is zoned R3-1 within the North Hollywood – Valley Village Community Plan
Area with a Medium Density Residential land use designation, to which R3 is the only
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corresponding zone. The subject site has a Height District 1 designation that establishes a 45foot height limit and restricts the Floor Area Ratio (FAR) of the development to a maximum of 3:1.
The subject site is located within a Transit Oriented Communities Tier 1 area and is within a
liquefaction hazard area. It is not located within any other sensitive environmental areas.
Surrounding Uses
The project site is located on the south side of Blix Street, which is similarly developed with
multifamily residential structures which are primarily two (2) to three (3) stories in height, though
many have gabled pop-up portions of their roofs which give the appearance of four stories. In
general, the subject site is in a largely multiple-family planned and zoned area, with single family
land uses and zones further out, and is in close proximity to major commercial corridors. Nearby
properties are similarly predominantly planned for Medium Density Residential land uses and
zoned R3-1, with some portions of RD1.5-1 zoning. Properties to the west along Vineland Avenue
and Lankershim Boulevard are planned for Community Commercial land uses and zoned C2-1VL
and [Q]C2-1VL. Properties on Blix Street to the east, across Denny Avenue, are planned for Low
Residential and zoned R1-1, with a large site planned for Public Facility land uses, which is zoned
PF-1VL and owned by the Los Angeles Department of Water and Power. Further to the south is
the portion of the Ventura Freeway designated State Route 134 (SR 134), which is planned for
Public Facility land uses and zoned PF-1VL and PF-1XL.
Transit Oriented Communities
The project qualifies for the Transit Oriented Communities (“TOC”) Affordable Housing Incentive
Program, which allows a variety of incentives for increased density, height, and floor area, among
others, for Eligible Housing Projects. Measure JJJ was adopted by the Los Angeles City Council
on December 13, 2016. Section 6 of the Measure instructed the Department of City Planning to
create the Transit Oriented Communities (TOC) Affordable Housing Incentive Program, a transitbased affordable housing incentive program. The measure required that the Department adopt a
set of TOC Guidelines, which establish incentives for residential or mixed-use projects located
within ½ mile of a major transit stop. Major transit stops are defined under existing State law.
The TOC Guidelines, adopted September 22, 2017, establish a tier-based system with varying
development bonuses and incentives based on a project’s distance from different types of transit.
The largest bonuses are reserved for those areas in the closest proximity to significant rail stops
or the intersection of major bus rapid transit lines. Required affordability levels are increased
incrementally in each higher tier. The incentives provided in the TOC Guidelines describe the
range of bonuses from particular zoning standards that applicants may select.
The subject property is located approximately one-quarter mile from the intersection of
Lankershim Boulevard and Riverside Drive, which is served by the intersecting Metro Local 501
(running east-west) and 224 (running north-south) bus lines with peak hour service intervals of
less than 15 minutes. The project therefore qualifies for Tier 1 incentives per the Department of
City Planning’s TOC Guidelines.
Tier 1 would require On-Site Restricted Affordable Units at the rate of eight-percent of total units
at Extremely Low Income to qualify for Base Incentives, and 11 percent of base units at Lower
Income to qualify for Additional Incentives. The project is providing two-dwelling units (nine-anda-half (9.5%) percent of the total and 15 percent of the base) at Extremely Low Income at state
HCD levels, and is therefore eligible for Tier 1 Base Incentives and three Additional Incentives.
The project is eligible for the following Tier 1 Base Incentives which are granted by-right for the
TOC project:
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a. Density. Increase the maximum allowable number of dwelling units permitted by 50%.
b. Floor Area Ratio (FAR). Increase the maximum allowable floor area ratio by 40%.
c. Parking. Provide .5 parking spaces per bedroom.
Pursuant to the TOC Guidelines, the project is eligible for and has been granted three Tier 1
Additional Incentives to construct the proposed project:
a. Setbacks (Sides). A one-foot, nine-inch (1’9”) reduction to permit side yard setbacks
of five-feet, three-inches (5’3”) in lieu of the minimum seven-feet required in the R3-1
Zone.
b. Height. A nine-foot, six-inch (9’6”) increase in allowable height to permit a maximum
height of 54 feet, six-inches (54’6”) in lieu of the 45 feet required in the R3-1 Zone;
c. Open Space. A 480 square-foot reduction to permit a minimum of 1,920 square feet
of open space in lieu of the minimum 2,400 square feet required in the R3-1 Zone.
The list of on-menu incentives in the TOC Guidelines were pre-evaluated at the time the Transit
Oriented Communities Affordable Housing Incentive Program Ordinance was adopted to include
types of relief that minimize restrictions on the size of the project. As such, the Director will always
arrive at the conclusion that the on-menu incentives are required to provide for affordable housing
costs because the incentives by their nature increase the scale of the project. Therefore, the site
and project qualify for the TOC Affordable Housing Incentive Program as an Eligible Housing
Development, and is eligible for the incentives granted therein.
Appeal Analysis
One appeal was filed in a timely manner on July 8, 2020, by an abutting property owner (Joe
Monteleone, “Appellant”). The last day to appeal was July 9, 2020. The appeal points are included
in Exhibit D and as follows:
Appeal Point 1
I am appealing the approval of reduced set backs and increased height.
A building of this size, especially in the middle of the block, would cause a huge shape shadow
for the adjacent properties and be grossly out of proportion with the rest of the buildings on the
block. I live across the street from the proposed development in a two story unit. The shape
shadow and the size difference between my unit and the proposed development would be
enormous, casting light shadow across my entire unit. Especially in the winter when light is at a
minimum, grossly affecting my quality of life. Also, adjacent to the proposed development property
is a one story house with a separate apt above the garage. The shape shadow and size difference
between the two would be enormous. Cutting off half a days light for them as well. All buildings
on the block are single level or two and three story buildings. I believe there was not enough
thought to the impact of the street character and the neighbors when this was approved.
Therefore, I believe there was an error in approving reduced set backs and increased height.
Staff Response: As provided in the Director’s Determination (Exhibit E1) and Project Background
above, the project site is located in the North Hollywood – Valley Village Community Plan, which
designates the site for Medium Residential land uses with a zoning designation of R3-1 with
Height District No. 1. The site’s zoning would allow a base density of 13 dwelling units, building
height of 45 feet and, with a maximum 3:1 FAR by-right. The project is eligible for Tier 1 Base and
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Additional Incentives of the TOC Guidelines. The site is not subject to any Specific Plan, [Q]
Condition, or overlay which restricts height, density, or development standards. The project is
setting aside 9.5% percent of the total units (two units) for Extremely Low Income Households
which makes the project eligible to the Base Incentives for increased density and FAR and
reduced parking as well as the requested additional Incentives for increase in height and
reductions in open space and side yard setbacks.
The base incentives and additional incentives enable the developers to offset the costs of
development and provide the required percentage of set aside units for Extremely Low Income,
Very Low Income and Low Income Households required under the tier in which the site is located
(based on the proximity to transit).
The site is within a transit priority area as defined by Public Resources Code (“PRC”) Section
21099, as the subject property is located approximately one-quarter mile from the intersection of
Lankershim Boulevard and Riverside Drive, which is served by the intersecting Metro Local 501
(running east-west) and 224 (running north-south) bus lines with peak hour service intervals of
less than 15 minutes. This meets the definition of a major transit stopped as defined by PRC
Section 21064.3 which includes “the intersection of two or more major bus routes with a frequency
of service interval of 15 minutes or less during the morning and afternoon peak commute periods”.
State Senate Bill 743 precludes a lead agency from finding that a project will result in aesthetic
impacts, including shade/shadow impacts, when a project is located within a transit priority area.
A transit priority area is defined as an area within one-half mile of a major transit stop that is
existing or planned. PRC Section 21064.3 defines a “major transit stop" as a site containing an
existing rail transit station, a ferry terminal served by either a bus or rail transit service, or the
intersection of two or more major bus routes with a frequency of service interval of 15 minutes or
less during the morning and afternoon peak commute periods. As such, as a project located in a
transit priority area, aesthetic impacts, including those relating to shade and shadow, shall not be
considered significant impacts by the lead agency.
Appeal Point 2
I am appealing the reduced open space allowance.
There are not enough parks and or open space near our neighborhood. We have to drive several
miles in either direction to gain access to open space or parks. Reducing the open space for the
project would have a negative impact on the neighborhood as we already are lacking in open
spaces to enjoy.
As describe above, the project is eligible for Tier 1 Base Incentives and 3 Additional Incentives
under the TOC Guidelines. In regards to open space, the applicant has requested a 480 squarefoot reduction to permit a minimum of 1,920 square feet of open space in lieu of the minimum
2,400 square feet required in the R3-1 Zone.
As described, the base incentives and additional incentives enable the developers to offset the
costs of development and provide the required percentage of set aside units for Extremely Low
Income, Very Low Income and Low Income Households required under the tier in which the site
is located (based on the proximity to transit). While the applicant has requested a reduction in
open space, the applicant would still provide 80% of the otherwise required open space. Further,
the project, as a housing project would be required to provide Park Fees, as specified by
Ordinance 184,505 (Parks Dedication and Fee Update Ordinance), which are restricted fees to
be used solely for the purposes of acquiring new parkland or capital improvements at existing
facilities. These fees help to develop or maintain parklands to serve the residents of the
developments which pay those fees, in addition to any adjacent neighbors.
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Conclusion
In consideration of the foregoing, it is submitted that the Director of Planning acted reasonably in
approving Case No. DIR-2020-12-TOC. Upon in-depth review and analysis of the issues raised
by the appellant for the proposed project at 10806 W. Blix Street, no errors or abuse of discretion
by the Director of Planning or his/her designees were found in regards to the appeal points raised.
For the reasons stated herein, and as provided in the Findings in the Director’s Determination,
the proposed project does comply with the applicable provisions of the Transit Oriented
Communities Housing Incentive Program and the California Environmental Quality Act. The
appeals of the Director’s Determination cannot be substantiated and therefore should be denied.
Staff recommends that the City Planning Commission deny the appeal; determine, based on the
whole of the administrative record, that the Project is exempt from the California Environmental
Quality Act (CEQA) pursuant to State CEQA Guidelines, Article 19, Section 15332 (Class 32),
and there is no substantial evidence demonstrating that an exception to a categorical exemption
pursuant to CEQA Guidelines, Section 15300.2 applies; sustain the Director of Planning’s
Determination approving a Transit Oriented Communities Affordable Housing Incentive Program
for a project totaling 21 dwelling units, with the incentives for reduced open space, increased
building height, and reduced setbacks; and, adopt the Director of Planning’s Modified Conditions
of Approval, Findings, and Exhibit “A”.
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CONDITIONS OF APPROVAL
Pursuant to Section 12.22-A.31 of the Los Angeles Municipal Code, the following conditions are
hereby imposed upon the use of the subject property:
1. Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the Applicant, stamped “Exhibit A,” and attached to
the subject case file. No change to the plans will be made without prior review by the
Department of City Planning and written approval by the Director of Planning. Each change
shall be identified and justified in writing. Minor deviations may be allowed in order to comply
with the provisions of the Los Angeles Municipal Code or the project conditions.
2. Residential Density. The project shall be limited to a maximum density of 21 residential units,
including On-site Restricted Affordable Units.
3. Affordable Units. 2 units shall be reserved as On-site Restricted Affordable Units designated
for Extremely-Low Income Households, as defined by the State Density Bonus Law 65915
(C)(2).
4. Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units or change parking numbers shall be consistent
with LAMC Section 12.22-A.25.
5. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make two (2) units available to Extremely-Low Income Households,
for sale or rental as determined to be affordable to such households by HCIDLA for a period
of 55 years. In the event, the applicant reduces the proposed density of the project, the
number of required set-aside affordable units may be adjusted, consistent with LAMC Section
12.22-A.25, to the satisfaction of HCIDLA, and in consideration of the project’s AB 2222
Determination. Enforcement of the terms of said covenant shall be the responsibility of
HCIDLA. The applicant will present a copy of the recorded covenant to the Department of City
Planning for inclusion in this file. The project shall comply with the Guidelines for the
Affordable Housing Incentives Program adopted by the City Planning Commission and with
any monitoring requirements established by the HCIDLA. Refer to the Density Bonus
Legislation Background section of this determination.
6. Setbacks. The project is permitted the following reduced setbacks:
a. Side Yards. Five (5)-foot, three (3)-inch side yards in lieu of the minimum seven (7)
feet otherwise required.
7. Open Space. A minimum of 1,920 square feet of open space shall be permitted in lieu of the
minimum 2,400 square feet otherwise required.
8. Height. A maximum height of 54 feet, six (6) inches in lieu of the 45 feet required in the R3-1
Zone.
9. Parking.

a. Automotive Parking. The project is required to provide 17 automobile parking spaces or
to be parked consistent LAMC code requirements, whichever is less.
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b. Bicycle Parking. The project shall provide a minimum of 21 long-term bicycle parking
spaces and four (4) short-term bicycle parking spaces. In the event that the number of OnSite Restricted Affordable Units should increase or the composition of such units should
change, then no modification of this determination shall be necessary and the number of
bicycle parking spaces shall be re-calculated consistent with LAMC Section 12.21-A.16.
10. Landscaping. All open areas not used for buildings, driveways, parking areas, recreational
facilities or walks shall be attractively landscaped, including an automatic irrigation system,
and maintained in accordance with a landscape plan prepared by a licensed landscape
architect or licensed architect, and submitted for approval to the Department of City Planning.
The landscape plan shall indicate landscape points for the project equivalent to 10% more
than otherwise required by LAMC 12.40 and Landscape Ordinance Guidelines.
11. Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping.
Administrative Conditions
12. Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building & Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building & Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building & Safety shall be stamped by Department of City
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be
retained in the subject case file.
13. Notations on Plans. Plans submitted to the Department of Building & Safety, for the purpose
of processing a building permit application shall include all of the Conditions of Approval herein
attached as a cover sheet, and shall include any modifications or notations required herein.
14. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject conditions,
shall be provided to the Department of City Planning prior to clearance of any building permits,
for placement in the subject file.
15. Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.
16. Department of Building & Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building & Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building &
Safety for Building Code compliance, shall require a referral of the revised plans back to the
Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.
17. Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to the
under-grounding of utility lines, that are outside of substantial compliance or that affect any
part of the exterior design or appearance of the project as approved by the Director, shall
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require a referral of the revised plans back to the Department of City Planning for additional
review and sign-off prior to the issuance of any permit in connection with those plans.
18. Enforcement. Compliance with and the intent of these conditions shall be to the satisfaction
of the Department of City Planning.
19. Expiration. In the event that this grant is not utilized within three years of its effective date
(the day following the last day that an appeal may be filed), the grant shall be considered null
and void. Issuance of a building permit, and the initiation of, and diligent continuation of,
construction activity shall constitute utilization for the purposes of this grant.
20. Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.
21. 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, in whole or in part, of the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees),
damages, and/or settlement costs.

(iii)

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

(iv)

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

(v)

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

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
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cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.
The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the applicant of any obligation
imposed by this condition. In the event the Applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
For purposes of this condition, the following definitions apply:
“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.
“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions includes actions,
as defined herein, alleging failure to comply with any federal, state or local law.
Nothing in the definitions included in this paragraph are intended to limit the rights of the
City or the obligations of the Applicant otherwise created by this condition.
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FINDINGS
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS
Pursuant to Section 12.22 A.31(e) of the LAMC, the Director shall review a Transit Oriented
Communities Affordable Housing Incentive Program project application in accordance with the
procedures outlined in LAMC Section 12.22 A.25(g).
1.

Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that:
a. The incentives are not required to provide for affordable housing costs as defined in
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the
affordable units.
The record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. The California Health & Safety Code Sections 50052.5
and 50053 define formulas for calculating affordable housing costs for very low, low, and
moderate income households. Section 50052.5 addresses owner-occupied housing and
Section 50053 addresses rental households. Affordable housing costs are a calculation
of residential rent or ownership pricing not to exceed 25 percent gross income based on
area median income thresholds dependent on affordability levels.
The list of on-menu incentives in the Transit Oriented Communities Guidelines were preevaluated at the time the Transit Oriented Communities Affordable Housing Incentive
Program Ordinance was adopted to include types of relief that minimize restrictions on
the size of the project. As such, the Director will always arrive at the conclusion that the
on-menu incentives are required to provide for affordable housing costs because the
incentives by their nature increase the scale of the project.
Side Yards. The requested yard incentives, including a 25% reduction in the side yard
setbacks, are expressed in the Menu of Incentives in the Transit Oriented Communities
Guidelines which permit exceptions to zoning requirements that result in building design
or construction efficiencies that facilitate affordable housing costs. The requested
incentives allow the developer to reduce setback requirements so the permanent
supportive housing units reserved for Extremely Low Income Households can be
constructed and the overall space dedicated to residential uses is increased. These
incentives support the applicant’s decision to reserve two (2) units for Extremely Low
Income Households. One (1) unit will be set aside as a market-rate manager’s unit, for
a total of 21 units.
Height. The requested height incentive, an increase of nine (9) feet six (6) inches, is
expressed in the Menu of Incentives in the Transit Oriented Communities Guidelines
which permit exceptions to zoning requirements that result in building design or
construction efficiencies that facilitate affordable housing costs. The requested incentive
will allow the developer to reduce open space requirements so the permanent supportive
housing units reserved for Extremely Low Income Households can be constructed and
the overall space dedicated to residential uses is increased. These incentives support
the applicant’s decision to reserve two (2) units for Extremely Low Income Households.
One (1) unit will be set aside as a market-rate manager’s unit, for a total of 21 units.
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Open Space. The requested open space incentive, including a 25% reduction in the
permitted open space area, is expressed in the Menu of Incentives in the Transit
Oriented Communities Guidelines which permit exceptions to zoning requirements that
result in building design or construction efficiencies that facilitate affordable housing
costs. The requested incentive will allow the developer to reduce open space
requirements so the permanent supportive housing units reserved for Extremely Low
Income Households can be constructed and the overall space dedicated to residential
uses is increased. These incentives support the applicant’s decision to reserve two (2)
units for Extremely Low Income Households. One (1) unit will be set aside as a marketrate manager’s unit, for a total of 21 units.
b. The Incentive will have a specific adverse impact upon public health and safety or the
physical environment, or on any real property that is listed in the California Register of
Historical Resources and for which there are no feasible method to satisfactorily mitigate
or avoid the specific adverse Impact without rendering the development unaffordable to
Very Low, Low and Moderate Income households. Inconsistency with the zoning
ordinance or the general plan land use designation shall not constitute a specific,
adverse impact upon the public health or safety.
There is no evidence that the proposed incentive will have a specific adverse impact. A
"specific adverse impact" is defined as "a significant, quantifiable, direct and unavoidable
impact, based on objective, identified written public health or safety standards, policies,
or conditions as they existed on the date the application was deemed complete" (LAMC
Section 12.22 A.25(b)). The proposed Project and potential impacts were analyzed in
accordance with the California Environmental Quality Act (CEQA) Guidelines and the
City's L.A. CEQA Thresholds Guide. These two documents establish guidelines and
thresholds of significant impact, and provide the data for determining whether or not the
impacts of a proposed Project reach or exceed those thresholds. Analysis of the
proposed Project determined that it is Categorically Exempt from environmental review
pursuant to Article 19, Class 32 of the CEQA Guidelines.
The Class 32 Exemption is intended to promote infill development within urbanized
areas. The proposed project qualifies for a Class 32 Categorical Exemption because it
conforms to the definition of “Infill Projects” as further described in the analysis for Case
No. ENV-2020-13-CE. The five (5) conditions which the project must meet in order to
qualify for the Class 32 Categorical Exemption are as follows: (a) The project is
consistent with the applicable general plan designation and all applicable general plan
policies as well as with the applicable zoning designation and regulations; (b) The
proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses; (c) The project site has no value as
habitat for endangered, rare or threatened species; (d) Approval of the project would not
result in any significant effects relating to traffic, noise, air quality, or water quality; and
(e) The site can be adequately served by all required utilities and public services. The
project, as proposed, was determined to meet all five conditions. Furthermore, planning
staff evaluated the exceptions to the use of Categorical Exemptions for the proposed
ordinance listed in “CEQA Guidelines” Section 15300.2 and determined that none of the
exceptions apply to the proposed project.
Therefore, there is no substantial evidence that the proposed Project will have a specific
adverse impact on the physical environment, on public health and safety, or on property
listed in the California Register of Historic Resources.
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ADDITIONAL MANDATORY FINDINGS
2.

The National Flood Insurance Program rate maps, which are a part of the Flood Hazard
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have
been reviewed and it has been determined that this project is located in Zone C, which is
categorized as an area of minimal flooding.

3.

Determine, based on the whole of the administrative record, that the Project is exempt
from CEQA pursuant to State CEQA Guidelines, Section 15300 and Article III, Section 1,
Class 32, and there is no substantial evidence demonstrating that an exception to a
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.
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City of Los Angeles
Department of City Planning
8/17/2020
PARCEL PROFILE REPORT
PROPERTY ADDRESSES

Address/Legal Information

10804 W BLIX ST

PIN Number

168B177 633

10806 W BLIX ST

Lot/Parcel Area (Calculated)

10,563.3 (sq ft)

Thomas Brothers Grid

PAGE 563 - GRID A3

ZIP CODES

PAGE 563 - GRID A4

91602

Assessor Parcel No. (APN)

2421022002

Tract

BLIX TRACT

RECENT ACTIVITY

Map Reference

M B 21-9

ADM-2019-3764-TOC

Block

None

CPC-2018-3723-GPA-ZC-CDO-BL

Lot

10

PAR-2019-7733-TOC

Arb (Lot Cut Reference)

2

Map Sheet

168B177

CASE NUMBERS

Jurisdictional Information

CPC-2018-3723-GPA-ZC-CDO-BL

Community Plan Area

North Hollywood - Valley Village

DIR-2020-12-TOC-HCA

Area Planning Commission

South Valley

ENV-2020-13-CE

Neighborhood Council

NoHo

ENV-2018-3724-EIR

Council District

CD 2 - Paul Krekorian

PRIOR-07/29/1962

Census Tract #

1255.02

LADBS District Office

Van Nuys

Planning and Zoning Information
Special Notes

None

Zoning

R3-1

Zoning Information (ZI)

ZI-2427 Freeway Adjacent Advisory Notice for Sensitive Uses

General Plan Land Use

Medium Residential

General Plan Note(s)

Yes

Hillside Area (Zoning Code)

No

Specific Plan Area

None

Subarea

None

Special Land Use / Zoning

None

Historic Preservation Review

No

Historic Preservation Overlay Zone

None

Other Historic Designations

None

Other Historic Survey Information

None

Mills Act Contract

None

CDO: Community Design Overlay

None

CPIO: Community Plan Imp. Overlay

None

Subarea

None

CUGU: Clean Up-Green Up

None

HCR: Hillside Construction Regulation

No

NSO: Neighborhood Stabilization Overlay

No

POD: Pedestrian Oriented Districts

None

RFA: Residential Floor Area District

None

RIO: River Implementation Overlay

No

SN: Sign District

No

Streetscape

No

Adaptive Reuse Incentive Area

None

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

Medium

Non-Residential Market Area

Medium

Transit Oriented Communities (TOC)

Tier 1

RPA: Redevelopment Project Area

None

Central City Parking

No

Downtown Parking

No

Building Line

None

500 Ft School Zone

No

500 Ft Park Zone

No

Assessor Information
Assessor Parcel No. (APN)

2421022002

Ownership (Assessor)
Owner1

10806 BLIX LLC

Address

4802 NORWICH AVE
SHERMAN OAKS CA 91403

Ownership (Bureau of Engineering, Land
Records)
Owner

RAUTER, HELMET & IRNGARD (TRS) THE RAUTER FMY TR DTD 712-90

Address

10806 BLIX ST
NORTH HOLLYWOOD CA 91602

APN Area (Co. Public Works)*

0.243 (ac)

Use Code

0200 - Residential - Double, Duplex, or Two Units - 4 Stories or Less

Assessed Land Val.

$1,050,000

Assessed Improvement Val.

$714,000

Last Owner Change

07/30/2019

Last Sale Amount

$1,750,017

Tax Rate Area

13

Deed Ref No. (City Clerk)

716742
6-237
39006

Building 1
Year Built

1939

Building Class

D55B

Number of Units

1

Number of Bedrooms

3

Number of Bathrooms

2

Building Square Footage

1,821.0 (sq ft)

Building 2
Year Built

1939

Building Class

D55A

Number of Units

1

Number of Bedrooms

2

Number of Bathrooms

2

Building Square Footage

1,178.0 (sq ft)

Building 3

No data for building 3

Building 4

No data for building 4

Building 5

No data for building 5

Rent Stabilization Ordinance (RSO)

Yes [APN: 2421022002]

Additional Information
Airport Hazard

None

Coastal Zone

None

Farmland

Area Not Mapped

Urban Agriculture Incentive Zone

YES

Very High Fire Hazard Severity Zone

No

Fire District No. 1

No

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
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Flood Zone

Outside Flood Zone

Watercourse

No

Hazardous Waste / Border Zone Properties

No

Methane Hazard Site

None

High Wind Velocity Areas

No

Special Grading Area (BOE Basic Grid Map A- No
13372)
Wells

None

Seismic Hazards
Active Fault Near-Source Zone
Nearest Fault (Distance in km)

2.36549184

Nearest Fault (Name)

Hollywood Fault

Region

Transverse Ranges and Los Angeles Basin

Fault Type

B

Slip Rate (mm/year)

1.00000000

Slip Geometry

Left Lateral - Reverse - Oblique

Slip Type

Poorly Constrained

Down Dip Width (km)

14.00000000

Rupture Top

0.00000000

Rupture Bottom

13.00000000

Dip Angle (degrees)

70.00000000

Maximum Magnitude

6.40000000

Alquist-Priolo Fault Zone

No

Landslide

No

Liquefaction

Yes

Preliminary Fault Rupture Study Area

No

Tsunami Inundation Zone

No

Economic Development Areas
Business Improvement District

None

Hubzone

Not Qualified

Opportunity Zone

No

Promise Zone

None

State Enterprise Zone

None

Housing
Direct all Inquiries to

Housing+Community Investment Department

Telephone

(866) 557-7368

Website

http://hcidla.lacity.org

Rent Stabilization Ordinance (RSO)

Yes [APN: 2421022002]

Ellis Act Property

No

Public Safety
Police Information
Bureau

Valley

Division / Station

North Hollywood

Reporting District

1557

Fire Information
Bureau

Valley

Batallion

14

District / Fire Station

86

Red Flag Restricted Parking

No
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CASE SUMMARIES
Note: Information for case summaries is retrieved from the Planning Department's Plan Case Tracking System (PCTS) database.
Case Number:

CPC-2018-3723-GPA-ZC-CDO-BL

Required Action(s):

BL-BUILDING LINE
CDO-COMMUNITY DESIGN OVERLAY DISTRICT
GPA-GENERAL PLAN AMENDMENT
ZC-ZONE CHANGE

Project Descriptions(s):

GENERAL PLAN AMENDMENT, ZONE CHANGE, AND EIR FOR ORANGE LINE TRANSIT NEIGHBORHOOD PLAN

Case Number:

DIR-2020-12-TOC-HCA

Required Action(s):

HCA-HOUSING CRISIS ACT
TOC-TRANSIT ORIENTED COMMUNITIES

Project Descriptions(s):

DEMO TWO UNITS AND CONSTRUCT A TOC PROJECT: 21 UNIT APT., 3 STORIES OVER ON GRADE GARAGE
21 UNIT APARTMENT BUILDING: 3 STORIES OVER ON GRADE GARAGE
19 MARKET RATE + 2 EXTREMELY LOW INCOME UNITS; 16 STANDARD PARKING AND 1 DA PARKING
PURSUANT TO: 12.22.A.31: A TOC PROJECT TO CONSTRUCT 21 UNITES, REQUESTING 2 BASE INCENTIVES (A 50%
DENSITY INCREASE AND PARKING REDUCTION) AND 3 ADDITIONAL INCENTIVES (HEIGHT INCREASE TO 54’6”, OPEN
SPACE REDUCTION TO 1,920 AND SIDE YARD REDUCTION TO 5.25”)

Case Number:

ENV-2020-13-CE

Required Action(s):

CE-CATEGORICAL EXEMPTION

Project Descriptions(s):

DEMO TWO UNITS AND CONSTRUCT A TOC PROJECT: 21 UNIT APT., 3 STORIES OVER ON GRADE GARAGE
21 UNIT APARTMENT BUILDING: 3 STORIES OVER ON GRADE GARAGE
19 MARKET RATE + 2 EXTREMELY LOW INCOME UNITS; 16 STANDARD PARKING AND 1 DA PARKING
PURSUANT TO: 12.22.A.31: A TOC PROJECT TO CONSTRUCT 21 UNITES, REQUESTING 2 BASE INCENTIVES (A 50%
DENSITY INCREASE AND PARKING REDUCTION) AND 3 ADDITIONAL INCENTIVES (HEIGHT INCREASE TO 54’6”, OPEN
SPACE REDUCTION TO 1,920 AND SIDE YARD REDUCTION TO 5.25”)

Case Number:

ENV-2018-3724-EIR

Required Action(s):

EIR-ENVIRONMENTAL IMPACT REPORT

Project Descriptions(s):

GENERAL PLAN AMENDMENT, ZONE CHANGE, AND EIR FOR ORANGE LINE TRANSIT NEIGHBORHOOD PLAN

DATA NOT AVAILABLE
PRIOR-07/29/1962

This report is subject to the terms and conditions as set forth on the website. For more details, please refer to the terms and conditions at zimas.lacity.org
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ZIMAS INTRANET

Generalized Zoning

08/17/2020

Address: 10806 W BLIX ST

Tract: BLIX TRACT

Zoning: R3-1

APN: 2421022002

Block: None

General Plan: Medium Residential

PIN #: 168B177 633

Lot: 10
Arb: 2

City of Los Angeles
Department of City Planning

LEGEND
GENERALIZED ZONING
OS, GW
A, RA
RE, RS, R1, RU, RZ, RW1
R2, RD, RMP, RW2, R3, RAS, R4, R5, PVSP
CR, C1, C1.5, C2, C4, C5, CW, WC, ADP, LASED, CEC, USC, PPSP, MU, NMU
CM, MR, CCS, UV, UI, UC, M1, M2, LAX, M3, SL, HJ, HR, NI
P, PB
PF

GENERAL PLAN LAND USE
LAND USE
RESIDENTIAL

INDUSTRIAL

Minimum Residential

Commercial Manufacturing

Very Low / Very Low I Residential

Limited Manufacturing

Very Low II Residential

Light Manufacturing

Low / Low I Residential

Heavy Manufacturing

Low II Residential

Hybrid Industrial

Low Medium / Low Medium I Residential

PARKING

Low Medium II Residential
Medium Residential

PORT OF LOS ANGELES

High Medium Residential

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

High Density Residential

General / Bulk Cargo - Hazard

Very High Medium Residential

Commercial Fishing

COMMERCIAL
Limited Commercial
Limited Commercial - Mixed Medium Residential

Recreation and Commercial
Intermodal Container Transfer Facility Site

LOS ANGELES INTERNATIONAL AIRPORT

Highway Oriented Commercial

Airport Landside

Highway Oriented and Limited Commercial

Airport Airside

Highway Oriented Commercial - Mixed Medium Residential

Airport Northside

OPEN SPACE / PUBLIC FACILITIES
Community Commercial

Open Space

Community Commercial - Mixed High Residential

Public / Open Space

Regional Center Commercial

Public / Quasi-Public Open Space
Other Public Open Space

FRAMEWORK
COMMERCIAL
Neighborhood Commercial
General Commercial
Community Commercial
Regional Mixed Commercial

Public Facilities

INDUSTRIAL
Limited Industrial
Light Industrial

CIRCULATION
STREET
[[[[[[[[[[[

Arterial Mountain Road

[[[[[[[[[[[

[[[[[[[[[[[

Collector Scenic Street

[[[[[[[[[[[[[[[[

Collector Street

[[[[[[[[[[[

Collector Street (Hillside)

Major Scenic Highway
Major Scenic Highway II
Mountain Collector Street
Park Road

[[[[[[[[[[[

[ [ [ [ [ [ [ [ [ [[

Collector Street (Proposed)

Parkway

Country Road

Principal Major Highway

Divided Major Highway II

Private Street

Divided Secondary Scenic Highway

[[[[[[[[[[[

Local Scenic Road
Local Street

Scenic Divided Major Highway II
Scenic Park

[[[[[[[[[[[

Scenic Parkway
Secondary Highway

Major Highway I
Major Highway II

[[[[[[[[[[[

Secondary Scenic Highway
Special Collector Street
Super Major Highway

FREEWAYS
Freeway
Interchange
Railroad
[[[[[[[[[[

Scenic Freeway Highway

MISC. LINES
Airport Boundary
Bus Line

(

!

(

(

!

!

) )

(

!

!
(

)

##########

(

(

!

(

!

Coastline Boundary

Natural Resource Reserve

Collector Scenic Street (Proposed)

Park Road

Commercial Areas

Park Road (Proposed)

Commercial Center

Quasi-Public

Community Redevelopment Project Area

Rapid Transit Line

Country Road

Residential Planned Development

DWP Power Lines

Scenic Highway (Obsolete)

Desirable Open Space

(

U

(

U

(

(

Secondary Scenic Controls
Secondary Scenic Highway (Proposed)
Site Boundary

?

Hiking Trail

!

Major Scenic Controls
Multi-Purpose Trail

Equestrian and/or Hiking Trail
!

U

Endangered Ridgeline

8 8 8 8 8 8

!

U

Coastal Zone Boundary

Detached Single Family House

(

MSA Desirable Open Space

Southern California Edison Power
Special Study Area

Historical Preservation
Horsekeeping Area
Local Street

Stagecoach Line
8 8 8 8 8 8

Wildlife Corridor

POINTS OF INTEREST

SCHOOLS/PARKS WITH 500 FT. BUFFER
Planned School/Park Site

Existing School/Park Site

Aquatic Facilities

Other Facilities

OS

Opportunity School

Beaches

Park / Recreation Centers

CT

Charter School

Child Care Centers

Parks

ES

Elementary School

Dog Parks

Performing / Visual Arts Centers

SP

Span School

Golf Course

Recreation Centers

SE

Special Education School

Historic Sites

Senior Citizen Centers

HS

High School

MS

Middle School

Horticulture/Gardens

EEC

Skate Parks

COASTAL ZONE

Early Education Center

TRANSIT ORIENTED COMMUNITIES (TOC)

Coastal Zone Commission Authority

Tier 1

Tier 3

Calvo Exclusion Area

Tier 2

Tier 4

Not in Coastal Zone
Note: TOC Tier designation and map layers are for reference purposes only. Eligible projects shall demonstrate compliance with Tier eligibility standards
prior to the issuance of any permits or approvals. As transit service changes, eligible TOC Incentive Areas will be updated.

Dual Jurisdictional Coastal Zone

WAIVER OF DEDICATION OR IMPROVEMENT
Public Work Approval (PWA)
Waiver of Dedication or Improvement (WDI)

OTHER SYMBOLS
Lot Line
Tract Line

Airport Hazard Zone

Flood Zone

Census Tract

Hazardous Waste

Lot Cut
Easement
Zone Boundary

Coastal Zone
Council District

High Wind Zone
Hillside Grading
Historic Preservation Overlay Zone

Building Line
Lot Split

Downtown Parking
Fault Zone
Fire District No. 1

Community Driveway

Building Outlines 2014
Building Outlines 2008

Tract Map
Parcel Map

!
(

Very High Fire Hazard Severity Zone
Wells

DIR-2020-12-TOC-HCA-1A
Exhibit C – Environmental Clearance

Exhibits

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
DIR-2020-12-TOC
LEAD CITY AGENCY

City of Los Angeles (Department of City Planning)

CASE NUMBER
ENV-2020-13-CE

PROJECT TITLE

COUNCIL DISTRICT

2 - Krekorian
☐ Map attached.

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

10804 West Blix Street, Los Angeles, CA 91602
PROJECT DESCRIPTION:
☒ Additional page(s) attached.
The project proposes the demolition of an existing single-family dwelling, originally constructed in 1939 and currently vacant, and a
detached garage. The project proposes the subsequent construction, use, and maintenance of a four-story, 21-unit, residential building
totaling 54.5 feet in height. The building will be constructed with four levels above grade, comprised of the first floor with lobby and atgrade parking (containing 17 vehicle parking spaces), and three stories of residential units above.
NAME OF APPLICANT / OWNER:

Itay Mevorkah
CONTACT PERSON (If different from Applicant/Owner above)

Bijan Azadi

(AREA CODE) TELEPHONE NUMBER

|

EXT.

(310) 713-9477

EXEMPT STATUS: (Check all boxes, and include all exemptions, that apply and provide relevant citations.)
STATE CEQA STATUTE & GUIDELINES
☐

STATUTORY EXEMPTION(S)
Public Resources Code Section(s) ______________________________________________________________

☒

CATEGORICAL EXEMPTION(S)

(State CEQA Guidelines Sec. 15301-15333 / Class 1-Class 33)

CEQA Guideline Section(s) / Class(es) _15332/Class 32________________________________________________
☐

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

JUSTIFICATION FOR PROJECT EXEMPTION:
☒ Additional page(s) attached
In-fill development meeting the conditions described in this section. (a) The project is consistent with the applicable general plan
designation and all applicable general plan policies as well as with the applicable zoning designation and regulations. (b) The proposed
development occurs within city limits on a project site of no more than five acres substantially surrounded by urban uses. (c) The project
site has no value as habitat for endangered, rare or threatened species. (d) Approval of the project would not result in any significant
effects relating to traffic, noise, air quality, or water quality. (e) The site can be adequately served by all required utilities and public
services.
☒ 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

STAFF TITLE

Andrew Jorgensen

City Planner

ENTITLEMENTS APPROVED
Transit-Oriented Communities

FEE:

RECEIPT NO.

REC’D. BY (DCP DSC STAFF NAME)

$5,774.00

0108136361

Ulisses Gonzales

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

DEPARTMENT OF
CITY PLANNING
COMMISSION OFFICE
(213) 978-1300

City of Los Angeles
C ALIFORNIA

EXECUTIVE OFFICES
200 N. SPRING STREET, ROOM 525
LOS ANGELES, CA 90012-4801
(213) 978-1271
VINCENT P. BERTONI, AICP

CITY PLANNING COMMISSION

DIRECTOR

SAMANTHA MILLMAN

KEVIN J. KELLER, AICP

PRESIDENT

EXECUTIVE OFFICER

VAHID KHORSAND
VICE-PRESIDENT
DAVID H. J. AMBROZ
CAROLINE CHOE
HELEN LEUNG
KAREN MACK
MARC MITCHELL
VERONICA PADILLA-CAMPOS
DANA M. PERLMAN

SHANA M.M. BONSTIN
DEPUTY DIRECTOR

TRICIA KEANE

ERIC GARCETTI

DEPUTY DIRECTOR

MAYOR

ARTHI L. VARMA, AICP
DEPUTY DIRECTOR

LISA M. WEBBER, AICP
DEPUTY DIRECTOR

JUSTIFICATION FOR PROJECT EXEMPTION
CASE NO. ENV-2020-13-CE
On May 12, 2020, the Planning Department determined that the City of Los Angeles Guidelines
for the implementation of the California Environmental Quality Act of 1970 and the State CEQA
Guidelines designate the subject project as Categorically Exempt under Article 19, Section 15332,
Class 32.
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and
meets the following criteria:
(a)
(b)
(c)
(d)
(e)

The project is consistent with the applicable general plan designation and all applicable
general plan policies as well as with the applicable zoning designation and regulations;
The proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses;
The project site has no value as habitat for endangered, rare or threatened species;
Approval of the project would not result in any significant effects relating to traffic, noise,
air quality, or water quality; and
The site can be adequately served by all required utilities and public services.

The subject property is composed of one level, regular-shaped 10,563.3 square-foot lot with
approximately 62 feet of street frontage along the south side of Blix Street. The subject property
is zoned R3-1 within the North Hollywood – Valley Village Community Plan Area with a Medium
Density Residential land use designation. The subject site has a Height District 1 designation that
establishes a 45-foot height limit and restricts the Floor Area Ratio (FAR) of the development to
a maximum of 3:1.
The project proposes the demolition of an existing single-family dwelling, originally constructed in
1939 and currently vacant, and a detached garage. The project proposes the subsequent
construction, use, and maintenance of a four-story, 21-unit, residential building totaling 54’6” feet
in height. The building will be constructed with four levels above grade, comprised of the first floor
with lobby and at-grade parking (containing 17 vehicle parking spaces), and three stories of
residential units above.
With an existing lot area totaling 10,563.3 square feet, the property is permitted to construct up to
13 units by-right. By setting aside 9% of the project’s 21-unit total proposed density for Extremely
Low Income Households, the project is eligible for a 50% density increase to a maximum of 21
total units. The project proposes 21 units with two (2) units set aside for Extremely Low Income
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Households. One (1) unit will be set aside as a market-rate manager’s unit. The 18,080 squarefoot building will be constructed having an FAR of 1.7:1.
The subject property is located approximately one-quarter mile from the intersection of
Lankershim Boulevard and Riverside Drive, which is served by the intersecting Metro Local 501
(running east-west) and 224 (running north-south) bus lines with peak hour service intervals of
less than 15 minutes. The project therefore qualifies for Tier 1 incentives per the Department of
City Planning’s TOC Guidelines.
Pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines
(TOC Guidelines), the project is eligible for Base Incentives and three additional incentives. As
base incentives, the project is eligible to increase the maximum allowable number of dwelling
units permitted by 50%, increase the maximum allowable floor area ratio by 40%, and provide .5
parking spaces per bedroom. The project is in request of three additional incentives, for a total of
six incentives. The additional incentives are a 25% reduction in the required side yard setbacks,
an 11-foot increase in maximum height, and a 25% reduction in required open space.
As a 21-unit multifamily development, and a project which is characterized as in-fill development,
the project qualifies for the Class 32 Categorical Exemption.
The site is previously disturbed and surrounded by development and therefore is not, and has no
value as, a habitat for endangered, rare or threatened species. There are no protected trees onsite The project will be subject to Regulatory Compliance Measures (RCMs), which require
compliance with the City of Los Angeles Noise Ordinance, pollutant discharge, dewatering,
stormwater mitigations; and Best Management Practices for stormwater runoff. These RCMs will
ensure the project will not have significant impacts on noise and water. Furthermore, the project
does not exceed the threshold criteria established by LADOT for preparing a traffic study.
Therefore, the project will not have any significant impacts to traffic, air quality, or greenhouse
gas emissions. The project site will be adequately served by all public utilities and services given
that the construction of a 21-unit development will be on a site which has been previously
developed and is consistent with the General Plan. Therefore, the project meets all of the Criteria
for the Class 32.
Exceptions Narrative for Class 32 Categorical Exemption
There are five (5) Exceptions which must be considered in order to find a project exempt
under Class 32: (a) Cumulative Impacts; (b) Significant Effect; (c) Scenic Highways; (d)
Hazardous Waste Sites; and (e) Historical Resources.
There is not a succession of known projects of the same type and in the same place as the subject
project. As mentioned, the project proposes 21 multifamily units in an area zoned and designated
for such development. All adjacent lots are developed with similarly-scaled residential uses and
the subject site is of a similar size and slope to nearby properties. The project proposes a Floor
Area Ratio (FAR) of 1.71:1 on a site that is permitted to have a maximum FAR of 3:1. 4-story,
multiple-family dwellings are not unusual for the vicinity of the subject site, and is similar in scope
and character to other existing medium-density residential land uses in the area. Thus, there are
no unusual circumstances which may lead to a significant effect on the environment. Additionally,
the only State Scenic Highway within the City of Los Angeles is the Topanga Canyon State Scenic
Highway, State Route 27, which travels through a portion of Topanga State Park, the designated
portion of which is located approximately 9 miles away from the project. Therefore the subject site
will not create any impacts within a designated as a state scenic highway. Furthermore, according
to Envirostor, the State of California’s database of Hazardous Waste Sites, neither the subject
site, nor any site in the vicinity, is identified as a hazardous waste site. The project site has not
been identified as a historic resource by local or state agencies, and the project site has not been
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determined to be eligible for listing in the National Register of Historic Places, California Register
of Historical Resources, the Los Angeles Historic-Cultural Monuments Register, and/or any local
register; and was not found to be a potential historic resource based on the City’s
HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. Finally, the City does
not choose to treat the site as a historic resource.
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To Whom it may concern,
In regards to Case #

07/08/2020

DIR-2020-12-TOC-HCA.

I am appealing the decision for conditions of approval for items 6, 7 and 8
Items 6 and 8:
I am appealing the approval of reduced set backs and increased height.
A building of this size, especially in the middle of the block, would cause a huge shape
shadow for the adjacent properties and be grossly out of proportion with the rest of the
buildings on the block. I live across the street from the proposed development in a two
story unit. The shape shadow and the size difference between my unit and the proposed
development would be enormous, casting light shadow across my entire unit. Especially in
the winter when light is at a minimum, grossly affecting my quality of life. Also, adjacent to
the proposed development property is a one story house with a separate apt above the
garage. The shape shadow and size difference between the two would be enormous.
Cutting off half a days light for them as well. All buildings on the block are single level or
two and three story buildings. I believe there was not enough thought to the impact of the
street character and the neighbors when this was approved. Therefore, I believe there was
an error in approving reduced set backs and increased height.
Item 7
I am appealing the reduced open space allowance.
There are not enough parks and or open space near our neighborhood. We have to drive
several miles in either direction to gain access to open space or parks. Reducing the open
space for the project would have a negative impact on the neighborhood as we already are
lacking in open spaces to enjoy.
Joe Monteleone
10807 Blix Street #3
North Hollywood, Ca 91602
310-625-1312
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DETERMINATION – Transit Oriented Communities Affordable Housing Incentive Program
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22 A.31, I have reviewed the
proposed project and as the designee of the Director of Planning, I hereby:
1. Find that the project is categorically exempt from the California Environmental
Quality Act (CEQA) pursuant to Section 21080 of the California Public
Resources Code, and Article 19, Class 32 of the CEQA Guidelines;
2. Approve a 50% increase in density consistent with the provisions of the Transit
Oriented Communities Affordable Housing Incentive Program along with the
following three incentives for a qualifying Tier 1 project totaling 21 dwelling
units, reserving two units, or nine percent (9%) of the total units, for Extremely
Low Income Household occupancy:

a. Setbacks (Sides). A one-foot, nine-inch (1’9”) reduction to permit a side
yard setbacks of five-feet, three-inches (5’3”) in lieu of the minimum seven
(7’) feet required in the R3-1 Zone;
b. Height. A nine-foot, six-inch (9’6”) increase in allowable height to permit a
maximum height of 54 feet, six inches (54’6”) in lieu of the 45 feet required
in the R3-1 Zone;
c. Open Space. A 480 square-foot reduction to permit a minimum of 1,920
square feet of open space in lieu of the minimum 2,400 square feet required
in the R3-1 Zone; and
3. Adopt the attached Findings.

CONDITIONS OF APPROVAL
Pursuant to Section 12.22-A.31 of the Los Angeles Municipal Code, the following conditions are
hereby imposed upon the use of the subject property:
1. Site Development. Except as modified herein, the project shall be in substantial conformance
with the plans and materials submitted by the Applicant, stamped “Exhibit A,” dated March 19,
2020 and attached to the subject case file. No change to the plans will be made without prior
review by the Department of City Planning and written approval by the Director of Planning.
Each change shall be identified and justified in writing. Minor deviations may be allowed in
order to comply with the provisions of the Los Angeles Municipal Code or the project
conditions.
2. Residential Density. The project shall be limited to a maximum density of 21 residential units,
including two On-site Restricted Affordable Units.
3. Affordable Units. 2 units shall be reserved as On-site Restricted Affordable Units designated
for Extremely-Low Income Households, as defined by the State Density Bonus Law 65915
(C)(2).
4. Changes in Restricted Units. Deviations that increase the number of restricted affordable
units or that change the composition of units or change parking numbers shall be consistent
with LAMC Section 12.22-A.25.
5. Housing Requirements. Prior to issuance of a building permit, the owner shall execute a
covenant to the satisfaction of the Los Angeles Housing and Community Investment
Department (HCIDLA) to make two (2) units available to Extremely-Low Income Households,
for sale or rental as determined to be affordable to such households by HCIDLA for a period
of 55 years. In the event, the applicant reduces the proposed density of the project, the
number of required set-aside affordable units may be adjusted, consistent with LAMC Section
12.22-A.25, to the satisfaction of HCIDLA, and in consideration of the project’s AB 2222
Determination. Enforcement of the terms of said covenant shall be the responsibility of
HCIDLA. The applicant will present a copy of the recorded covenant to the Department of City
Planning for inclusion in this file. The project shall comply with the Guidelines for the
Affordable Housing Incentives Program adopted by the City Planning Commission and with
any monitoring requirements established by the HCIDLA. Refer to the Density Bonus
Legislation Background section of this determination.
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6. Setbacks. The project is permitted the following reduced setbacks:
a. Side Yards. Five-foot, three-inch (5’3”) side yards in lieu of the minimum seven (7)
feet otherwise required.
7. Open Space. A minimum of 1,920 square feet of open space shall be permitted in lieu of the
minimum 2,400 square feet otherwise required pursuant to LAMC 12.21 G,2.
8. Height. A maximum height of 54 feet, six inches (54’6”) in lieu of the 45 feet required in the
R3-1 Zone.
9. Parking.
a. Automotive Parking. The project shall provide a minimum of 17 automobile parking
spaces.
b. Bicycle Parking. The project shall provide a minimum of 21 long-term bicycle parking
spaces and four (4) short-term bicycle parking spaces. In the event the number of On-Site
Restricted Affordable Units should increase or the composition of such units should
change, then no modification of this determination shall be necessary and the number of
bicycle parking spaces shall be re-calculated consistent with LAMC Section 12.21-A.16.
10. Landscaping. All open areas not used for buildings, driveways, parking areas, recreational
facilities or walks shall be landscaped, including an automatic irrigation system, and
maintained in accordance with a landscape plan prepared by a licensed landscape architect
or licensed architect, and submitted for approval to the Department of City Planning. The
landscape plan shall indicate landscape points for the project equivalent to 10% more than
otherwise required by LAMC 12.40 and the Landscape Ordinance Guidelines.
11. Mechanical Equipment. All mechanical equipment on the roof shall be screened from view.
The transformer, if located in the front yard, shall be screened with landscaping.
Administrative Conditions
12. Final Plans. Prior to the issuance of any building permits for the project by the Department of
Building & Safety, the applicant shall submit all final construction plans that are awaiting
issuance of a building permit by the Department of Building & Safety for final review and
approval by the Department of City Planning. All plans that are awaiting issuance of a building
permit by the Department of Building & Safety shall be stamped by Department of City
Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall be
retained in the subject case file.
13. Notations on Plans. Plans submitted to the Department of Building & Safety, for the purpose
of processing a building permit application shall include all of the Conditions of Approval herein
attached as a cover sheet, and shall include any modifications or notations required herein.
14. Approval, Verification and Submittals. Copies of any approvals, guarantees or verification
of consultations, review of approval, plans, etc., as may be required by the subject conditions,
shall be provided to the Department of City Planning prior to clearance of any building permits,
for placement in the subject file.
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15. Code Compliance. Use, area, height, and yard regulations of the zone classification of the
subject property shall be complied with, except where granted conditions differ herein.
16. Department of Building & Safety. The granting of this determination by the Director of
Planning does not in any way indicate full compliance with applicable provisions of the Los
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications to
plans made subsequent to this determination by a Department of Building & Safety Plan
Check Engineer that affect any part of the exterior design or appearance of the project as
approved by the Director, and which are deemed necessary by the Department of Building &
Safety for Building Code compliance, shall require a referral of the revised plans back to the
Department of City Planning for additional review and sign-off prior to the issuance of any
permit in connection with those plans.
17. Department of Water and Power. Satisfactory arrangements shall be made with the Los
Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules
Governing Water and Electric Service. Any corrections and/or modifications to plans made
subsequent to this determination in order to accommodate changes to the project due to the
under-grounding of utility lines, that are outside of substantial compliance or that affect any
part of the exterior design or appearance of the project as approved by the Director, shall
require a referral of the revised plans back to the Department of City Planning for additional
review and sign-off prior to the issuance of any permit in connection with those plans.
18. Enforcement. Compliance with and the intent of these conditions shall be to the satisfaction
of the Department of City Planning.
19. Expiration. In the event that this grant is not utilized within three years of its effective date
(the day following the last day that an appeal may be filed), the grant shall be considered null
and void. Issuance of a building permit, and the initiation of, and diligent continuation of,
construction activity shall constitute utilization for the purposes of this grant.
20. Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant
shall show proof that all fees have been paid to the Department of City Planning, Expedited
Processing Section.
21. 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, in whole or in part, of the City’s processing and approval of the entitlement,
including but not limited to payment of all court costs and attorney’s fees, costs of any
judgments or awards against the City (including an award of attorney’s fees),
damages, and/or settlement costs.
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(iii)

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

(iv)

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

(v)

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

The City shall notify the applicant within a reasonable period of time of its receipt of any
action and the City shall cooperate in the defense. If the City fails to notify the applicant of
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably
cooperate in the defense, the applicant shall not thereafter be responsible to defend,
indemnify or hold harmless the City.
The City shall have the sole right to choose its counsel, including the City Attorney’s office
or outside counsel. At its sole discretion, the City may participate at its own expense in the
defense of any action, but such participation shall not relieve the applicant of any obligation
imposed by this condition. In the event the Applicant fails to comply with this condition, in
whole or in part, the City may withdraw its defense of the action, void its approval of the
entitlement, or take any other action. The City retains the right to make all decisions with
respect to its representations in any legal proceeding, including its inherent right to abandon
or settle litigation.
For purposes of this condition, the following definitions apply:
“City” shall be defined to include the City, its agents, officers, boards, commissions,
committees, employees, and volunteers.
“Action” shall be defined to include suits, proceedings (including those held under
alternative dispute resolution procedures), claims, or lawsuits. Actions 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.
PROJECT BACKGROUND
The subject property is composed of one level, regular-shaped 10,563.3 square-foot lot with
approximately 62 feet of street frontage along the south side of Blix Street. The subject property
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is zoned R3-1 within the North Hollywood – Valley Village Community Plan Area with a Medium
Density Residential land use designation. The subject site has a Height District 1 designation that
establishes a 45-foot height limit and restricts the Floor Area Ratio (FAR) of the development to
a maximum of 3:1.
The project proposes the demolition of an existing single-family dwelling, originally constructed in
1939 and currently vacant, and a detached garage. The project proposes the subsequent
construction, use, and maintenance of a four-story, 21-unit, residential building totaling 54’6” feet
in height. The building will be constructed with four levels above grade, comprised of the first floor
with lobby and at-grade parking (containing 17 vehicle parking spaces), and three stories of
residential units above.
With an existing lot area totaling 10,563.3 square feet, the property is permitted to construct up to
13 units by-right. By setting aside 9% of the project’s 21-unit total proposed density for Extremely
Low Income Households, the project is eligible for a 50% density increase to a maximum of 21
total units. The project proposes 21 units with two (2) units set aside for Extremely Low Income
Households. One (1) unit will be set aside as a market-rate manager’s unit. The 18,080 squarefoot building will be constructed having an FAR of 1.7:1.
The subject property is located approximately one-quarter mile from the intersection of
Lankershim Boulevard and Riverside Drive, which is served by the intersecting Metro Local 501
(running east-west) and 224 (running north-south) bus lines with peak hour service intervals of
less than 15 minutes. The project therefore qualifies for Tier 1 incentives per the Department of
City Planning’s TOC Guidelines.
Pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines
(TOC Guidelines), the project is eligible for Base Incentives and three additional incentives. As
base incentives, the project is eligible to increase the maximum allowable number of dwelling
units permitted by 50%, increase the maximum allowable floor area ratio by 40%, and provide .5
parking spaces per bedroom. The project is in request of three additional incentives, for a total of
six incentives. The additional incentives are a 25% reduction in the required side yard setbacks,
an 11-foot increase in maximum height, and a 25% reduction in required open space.
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS
Pursuant to Section 12.22 A.31(e) of the LAMC, the Director shall review a Transit Oriented
Communities Affordable Housing Incentive Program project application in accordance with the
procedures outlined in LAMC Section 12.22 A.25(g).
1.

Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density
bonus and requested incentive(s) unless the director finds that:
a. The incentives are not required to provide for affordable housing costs as defined in
California Health and Safety Code Section 50052.5 or Section 50053 for rents for the
affordable units.
The record does not contain substantial evidence that would allow the Director to make
a finding that the requested incentives are not necessary to provide for affordable
housing costs per State Law. The California Health & Safety Code Sections 50052.5
and 50053 define formulas for calculating affordable housing costs for very low, low, and
moderate income households. Section 50052.5 addresses owner-occupied housing and
Section 50053 addresses rental households. Affordable housing costs are a calculation
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of residential rent or ownership pricing not to exceed 25 percent gross income based on
area median income thresholds dependent on affordability levels.
The list of on-menu incentives in the Transit Oriented Communities Guidelines were preevaluated at the time the Transit Oriented Communities Affordable Housing Incentive
Program Ordinance was adopted to include types of relief that minimize restrictions on
the size of the project. As such, the Director will always arrive at the conclusion that the
on-menu incentives are required to provide for affordable housing costs because the
incentives by their nature increase the scale of the project.
Side Yards. The requested yard incentives, including a 25% reduction in the side yard
setbacks, are expressed in the Menu of Incentives in the Transit Oriented Communities
Guidelines which permit exceptions to zoning requirements that result in building design
or construction efficiencies that facilitate affordable housing costs. The requested
incentives allow the developer to reduce setback requirements so the permanent
supportive housing units reserved for Extremely Low Income Households can be
constructed and the overall space dedicated to residential uses is increased. These
incentives support the applicant’s decision to reserve two units for Extremely Low
Income Households, one unit set aside as a market-rate manager’s unit, and 18-market
rate units, for a total of 21 units.
Height. The requested height incentive, an increase of nine feet, six inches (9’6”), is
expressed in the Menu of Incentives in the Transit Oriented Communities Guidelines
which permit exceptions to zoning requirements that result in building design or
construction efficiencies that facilitate affordable housing costs. The requested incentive
will allow the developer to reduce open space requirements so the permanent supportive
housing units reserved for Extremely Low Income Households can be constructed and
the overall space dedicated to residential uses is increased. These incentives support
the applicant’s decision to reserve two units for Extremely Low Income Households, one
unit set aside as a market-rate manager’s unit, and 18-market rate units, for a total of 21
units.
Open Space. The requested open space incentive, including a 25% reduction in the
permitted open space area, is expressed in the Menu of Incentives in the Transit
Oriented Communities Guidelines which permit exceptions to zoning requirements that
result in building design or construction efficiencies that facilitate affordable housing
costs. The requested incentive will allow the developer to reduce open space
requirements so the permanent supportive housing units reserved for Extremely Low
Income Households can be constructed and the overall space dedicated to residential
uses is increased. These incentives support the applicant’s decision to reserve two units
for Extremely Low Income Households, one unit set aside as a market-rate manager’s
unit, and 18-market rate units, for a total of 21 units.
b. The Incentive will have a specific adverse impact upon public health and safety or the
physical environment, or on any real property that is listed in the California Register of
Historical Resources and for which there are no feasible method to satisfactorily mitigate
or avoid the specific adverse Impact without rendering the development unaffordable to
Very Low, Low and Moderate Income households. Inconsistency with the zoning
ordinance or the general plan land use designation shall not constitute a specific,
adverse impact upon the public health or safety.
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There is no evidence that the proposed incentive will have a specific adverse impact. A
"specific adverse impact" is defined as "a significant, quantifiable, direct and unavoidable
impact, based on objective, identified written public health or safety standards, policies,
or conditions as they existed on the date the application was deemed complete" (LAMC
Section 12.22 A.25(b)). The proposed Project and potential impacts were analyzed in
accordance with the California Environmental Quality Act (CEQA) Guidelines and the
City's L.A. CEQA Thresholds Guide. These two documents establish guidelines and
thresholds of significant impact, and provide the data for determining whether or not the
impacts of a proposed Project reach or exceed those thresholds. Analysis of the
proposed Project determined that it is Categorically Exempt from environmental review
pursuant to Article 19, Class 32 of the CEQA Guidelines.
The Class 32 Exemption is intended to promote infill development within urbanized
areas. The proposed project qualifies for a Class 32 Categorical Exemption because it
conforms to the definition of “Infill Projects” as further described in the analysis for Case
No. ENV-2020-13-CE. The five conditions which the project must meet in order to
qualify for the Class 32 Categorical Exemption are as follows: (a) The project is
consistent with the applicable general plan designation and all applicable general plan
policies as well as with the applicable zoning designation and regulations; (b) The
proposed development occurs within city limits on a project site of no more than five
acres substantially surrounded by urban uses; (c) The project site has no value as
habitat for endangered, rare or threatened species; (d) Approval of the project would
not result in any significant effects relating to traffic, noise, air quality, or water quality;
and (e) The site can be adequately served by all required utilities and public services.
The project, as proposed, was determined to meet all five conditions. Furthermore,
planning staff evaluated the exceptions to the use of Categorical Exemptions for the
proposed ordinance listed in “CEQA Guidelines” Section 15300.2 and determined that
none of the exceptions apply to the proposed project.
Therefore, there is no substantial evidence that the proposed Project will have a specific
adverse impact on the physical environment, on public health and safety, or on property
listed in the California Register of Historic Resources.
ADDITIONAL MANDATORY FINDINGS
2.

The National Flood Insurance Program rate maps, which are a part of the Flood Hazard
Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have
been reviewed and it has been determined that this project is located in Zone C, which is
categorized as an area of minimal flooding.

3.

DETERMINED based on the whole of the administrative record, that the Project is exempt
from CEQA pursuant to State CEQA Guidelines, Section 15300 and Article III, Section 1,
Class 32, and there is no substantial evidence demonstrating that an exception to a
categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM
BACKGROUND

DIR-2020-12-TOC

Page 8 of 11

Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of
the Measure instructed the Department of City Planning to create the Transit Oriented
Communities (TOC) Affordable Housing Incentive Program, a transit-based affordable housing
incentive program. The measure required that the Department adopt a set of TOC Guidelines,
which establish incentives for residential or mixed-use projects located within ½ mile of a major
transit stop. Major transit stops are defined under existing State law.
The TOC Guidelines, adopted September 22, 2017, establish a tier-based system with varying
development bonuses and incentives based on a project’s distance from different types of transit.
The largest bonuses are reserved for those areas in the closest proximity to significant rail stops
or the intersection of major bus rapid transit lines. Required affordability levels are increased
incrementally in each higher tier. The incentives provided in the TOC Guidelines describe the
range of bonuses from particular zoning standards that applicants may select.
TIME LIMIT – OBSERVANCE OF CONDITIONS
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be
established. Pursuant to LAMC Section 12.25 A.2, the instant authorization is further conditional
upon the privileges being utilized within three years after the effective date of this determination
and, if such privileges are not utilized, building permits are not issued, or substantial physical
construction work is not begun within said time and carried on diligently so that building permits
do not lapse, the authorization shall terminate and become void.
The applicant's attention is called to the fact that this grant is not a permit or license and that any
permits and licenses required by law must be obtained from the proper public agency.
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or
his successor in interest may be prosecuted for violating these conditions the same as for any
violation of the requirements contained in the Municipal Code, or the approval may be revoked.
Verification of condition compliance with building plans and/or building permit applications are
done at the Development Services Center of the Department of City Planning at either Figueroa
Plaza in Downtown Los Angeles, West Los Angeles Development Services Center, or the Marvin
Braude Constituent Service Center in the Valley. In order to assure that you receive service with
a minimum amount of waiting, applicants are encouraged to schedule an appointment with the
Development Services Center either by calling (213) 482-7077, (310) 231-2901, (818) 374-5050,
or through the Department of City Planning website at http://planning.lacity.org. The applicant is
further advised to notify any consultant representing you of this requirement as well.
Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any
provision or fail to comply with any of the requirements of this Code. Any person violating any of
the provisions or failing to comply with any of the mandatory requirements of this Code shall be
guilty of a misdemeanor unless that violation or failure is declared in that section to be an
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal
Code and the provisions of this section. Any violation of this Code that is designated as a
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction.
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County
Jail for a period of not more than six months, or by both a fine and imprisonment.”

DIR-2020-12-TOC

Page 9 of 11

TRANSFERABILITY
This determination runs with the land. In the event the property is to be sold, leased, rented or
occupied by any person or corporation other than yourself, it is incumbent that you advise them
regarding the conditions of this grant. If any portion of this approval is utilized, then all other
conditions and requirements set forth herein become immediately operative and must be strictly
observed.
APPEAL PERIOD - EFFECTIVE DATE
The Determination in this matter will become effective after 15 days unless an appeal there
from is filed with the City Planning Department. It is strongly advised that appeals be filed early
during the appeal period and in person so that imperfections/incompleteness may be corrected
before the appeal period expires. Any appeal must be filed on the prescribed forms, accompanied
by the required fee, a copy of this Determination, and received and receipted at a public office of
the Department of City Planning on or before the above date or the appeal will not be accepted.
Forms are available on-line at www.cityplanning.lacity.org.
Planning Department public offices are located at:
Figueroa Plaza
201 North Figueroa Street,
4th Floor
Los Angeles, CA 90012
(213) 482-7077

Marvin Braude San Fernando
Valley Constituent Service Center
6262 Van Nuys Boulevard, Suite
251
Van Nuys, CA 91401
(818) 374-5050

West Los Angeles
Development Services Center
1828 Sawtelle Boulevard,
2nd Floor
Los Angeles, CA 90025
(310) 231-2901

Pursuant to LAMC Section 12.22A.25(f), only abutting property owners and tenants can
appeal the Transit Oriented Communities Affordable Housing Incentive Program portion
of this determination. Per the Density Bonus Provision of State Law (Government Code Section
§65915) the Density Bonus increase in units above the base density zone limits and the
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed.
Only the requested incentives are appealable. Per Section 12.22A.25 of the LAMC, appeals of
Density Bonus Compliance Review cases are heard by the City Planning Commission.
The time in which a party may seek judicial review of this determination is governed by California
Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek judicial
review of any decision of the City pursuant to California Code of Civil Procedure Section 1094.5,
only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day
following the date on which the City's decision becomes final.
Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file the
Notice of Exemption for the associated categorical exemption after the issuance of this letter. If
filed, the form shall be filed with the County of Los Angeles, 12400 Imperial Highway, Norwalk,
CA 90650, pursuant to Public Resources Code Section 21152 (b). More information on
the associated fees can be found online here: https://www.lavote.net/home/countyclerk/environmental-notices-fees. The best practice is to go in person and photograph the posted
notice in order to ensure compliance.
Pursuant to Public Resources Code Section 21167 (d), the filing of this notice of exemption starts
a 40-day statute of limitations on court challenges to the approval of the project. Failure to file this

DIR-2020-12-TOC

Page 10 of 11

notice with the County Clerk results in the statute of limitations, and the possibility of a CEQA
appeal, being extended to 180 days.

VINCENT P. BERTONI, AICP
Director of Planning

Approved by:

~.Di~
a1<e8mb,Principal City Planner

Reviewed by:

r City Planner

Attachments:
Exhibit A: Architectural Plans
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Exhibits

DATE:

April 28, 2020

TO:

10806 Blix, LLC a California limited liability company, Owner

FROM:

Marites Cunanan, Senior Management Analyst II
Los Angeles Housing and Community Investment Department

SUBJECT:

Housing Crisis Act of 2019 (SB 330)
(TOC) Replacement Unit Determination
RE: 10804 W. Blix St., North Hollywood, CA 91602
10806 W. Blix St., North Hollywood, CA 91602

Based on the Application for a Replacement Unit Determination (RUD) submitted by 10806 Blix, LLC, a California
limited liability company (Owner) for the above referenced property located at 10804-10806 West Blix Street, (APN
# 2421-022-002) (Property), the Los Angeles Housing and Community Investment Department (HCIDLA) has
determined that two (2) units are subject to replacement pursuant to the requirements of the Housing Crisis Act of
2019 (SB 330).
PROJECT SITE REQUIREMENTS:
SB 330 prohibits the approval of any proposed housing development project on a site that will require the demolition
of existing residential dwelling units or occupied or vacant “Protected Units” unless the proposed housing
development project replaces those units as specified below. The replacement requirements below are applicable only
to those proposed housing development projects that submit a complete application pursuant to California
Government Code Section 65943 to the Department of City Planning on or after January 1, 2020.
Replacement of Existing Residential Dwelling Units.
The proposed housing development project shall provide at least as many residential dwelling units as the greatest
number of residential dwelling units that existed on the project site within the past 5 years.
Replacement of Existing or Demolished Protected Units.
The proposed housing development project must also replace all existing or demolished “Protected Units.” Protected
Units are those residential dwelling units that are or were within the 5 years prior to the owner’s application for a
Replacement Unit Determination: (1) subject to a recorded covenant, ordinance, or law that restricts rents to levels
affordable to persons and families of lower or very low income, (2) subject to any form of rent or price control through
a public entity’s valid exercise of its police power within the 5 past years, (3) occupied by lower or very low income
households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease per the Ellis Act, within
the past 10 years.
Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the income level of the occupants
(i.e. W-2 forms, tax return, pay stubs etc.). In the absence of occupant income documentation, affordability will
default to the percentage of extremely low, very low, and low income renters in the jurisdiction as shown in the latest
HUD Comprehensive Housing Affordability Strategy (CHAS) database, which is presently at 32% extremely low
income, 19% very low income and 19% low income for Transit Oriented communities (TOC) projects and 51% very
low income an 19% low income for Density Bonus projects. The remaining 30% of the units are presumed abovelow income and if subject to the Rent Stabilization Ordinance (“RSO”), must be replaced in accordance with the
RSO. All replacement calculations resulting in fractional units shall be rounded up to the next whole number.
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Relocation, Right of Return, Right to Remain for Occupants of Protected Units.
SB 330 also provides the right of first refusal for comparable units (i.e. same bedroom type) in the owner’s proposed
new housing development to occupants of Protected Units. Therefore, for occupied units, the replacement units must
be of the same bedroom type of the units demolished. The comparable replacement units must be provided at a rent
or sales price affordable to the same or lower income category. Occupants of Protected Units also are entitled to
receive relocation to state or local law, whichever provides greater assistance and the right to remain in their unit
until 6 months before the start of construction.
THE PROPOSED HOUSING DEVELOPMENT PROJECT:
Per the statement received by HCIDLA on March 12, 2020, the Owner plans to construct a new, three (3)-story
apartment building project pursuant to the Transit Oriented Communities (TOC) guidelines.
STATUS OF PROJECT SITE/PROPERTY:
Owner submitted an Application for a RUD for the Property on March 16, 2020. In order to comply with the required
10 year look back period, HCIDLA collected and reviewed data from March 2010 to March 2020.
Review of Documents:
Pursuant to the Owner’s Grant Deed, the Property was acquired on or around July 30, 2019.
Google Earth, Google Street View, and an internet search on the Property all show a front residential structure and a
second rear residential structure.
Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing
Information Management System (BIMS) database, and the Code, Compliance, and Rent Information System (CRIS)
database indicate a use code of “0200 – Residential – Double, Duplex. Or Two Units – 4 Stories or Less.”
The Los Angeles Department of Building and Safety database indicates that the Owner has applied for a Demolition
Permit (#19019-20000-06058) on December 9, 2019. The Owner has not applied for a new Building Permit.

REPLACEMENT UNIT DETERMINATION:
The Existing Residential Dwelling Units at the Property: (See Attachment “A” for additional information).

ADDRESS

BEDROOM
TYPE

10804 W. Blix St.

2 Bedroom

10806 W. Blix St.
Total:

3 Bedroom
2 Units:

“PROTECTED?” BASIS OF “PROTECTED”
STATUS
Default affordable (no
Yes
documents)
Yes
RSO

On April 6, 2020, tenant letters addressed to “Occupant” were mailed to property. On or around April 21, 2020,
HCIDLA received tenant letters back labeled: “Unable to forward, return to sender.”
No income documents were provided for these unit(s). Pursuant to (SB 330), where incomes of existing or former
tenants are unknown, the required percentage of affordability is determined by the percentage of extremely low, very
low, and low income rents in the jurisdiction as shown in the HUD Comprehensive Housing Affordability Strategy
(CHAS) database. At present, the CHAS database shows 32% at extremely low income, 19% at very low income,
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and 19% at low income for TOC projects. The balance of these unit(s) (i.e. 30 %) are presumed to have been occupied
by persons and families above-lower income.
Number of Existing Residential Dwelling Units and Protected Units within five (5)
years of Owner’s application:
Number of Protected Units Elissed within the last (10) years:
Number of Affordable Replacement Units required per CHAS:
2 Units x 70%
2 Units
32% Extremely Low
1 Unit
19% Very Low
1 Unit
19% Low
0 Units
Market Rate RSO units
0 Units
Number of Unit(s) presumed to be above-lower income subject to replacement:

2
1
2

0

For Rental:
No income documents were provided for these unit(s). Pursuant to CHAS, two (2) unit(s) need to be replaced with
equivalent type, with one (1) unit restricted to Extremely Low Income Households and one (1) unit restricted to Very
Low Income Households.
Please note that all the new units may be subject to RSO requirements unless an RSO Exemption is filed and approved
by the RSO Section. This determination is provisional and subject to verification by the RSO Section.
This SB330 determination only applies if the proposed project is a rental DB project and NOT condominiums. In the
event the project changes to condominiums, the owner needs to request a SB330 amendment to reflect 100%
replacement of the units. In addition, if the project is changed from DB to Transit Oriented Communities (TOC) or
vice-versa, a SB330 amendment will also be required.
If you have any questions about this RUD, please contact Richard Truong at (213) 808-8846, or
richard.s.truong@lacity.org.
NOTE: This determination is provisional and is subject to verification by HCIDLA’s Rent Division.
cc:

Los Angeles Housing and Community Investment Department File
10806 Blix, LLC a California limited liability company, Owner
Planning.PARP@lacity.org, Department of City Planning
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