To Owners:

☐ Within a 100-Foot Radius
 Within a 500-Foot Radius
☐ Abutting a Proposed Development Site

And Occupants:
And:

☐ Within a 100-Foot Radius
 Within a 500-Foot Radius
 Interested Parties/Others

This notice is sent to you because you own property or are an occupant residing near a site for which an appeal from a Department
action was filed with the Department of City Planning. All interested persons are invited to attend the public hearing where you may
listen, ask questions, and/or present testimony regarding the project. The environmental document, if applicable, will be among the
matters considered at the hearing. The Commission may consider all the testimony presented at the hearing, written communications
received prior to or at the hearing, and the merits of the project as it relates to existing environmental and land use regulations. Please
note that your attendance at the hearing is optional.
Project Site: 5950 West Jefferson Boulevard
Case No.

ZA-2017-4169-ZV-ZAA-ZAI-SPR-1A

Council No:

10 - Wesson, Jr.

CEQA No.
Held By:

ENV-2017-4170-MND

Related Cases:

ZA-2017-4169-ZV-ZAA-ZAI-SPR

Date:

September 17, 2019

Plan Area:

West Adams - Baldwin Hills - Leimert

Time:
Place:

After 4:30 p.m.
FAME Conference and Expo Center,
Media Room A
1968 West Adams Boulevard
Los Angeles, CA 90018

Zone:

M1-1VL

Plan Overlay:

None

Land Use:

Limited Industrial

Applicant::

Dean Nucich,
5950 Jefferson, LLC

South Los Angeles Area Planning Commission

Staff Contact: Michelle Carter, City Planning Associate
200 North Spring Street, Room 763
Los Angeles, CA 90012
michelle.carter@lacity.org
(213) 978-1262
apcsouthla@lacity.org

Representative: Alexander Irvine,
Irvine & Associates, Inc.
Appellant::

Dean Nucich,
5950 Jefferson, LLC

Representative: Ryan Leaderman,
Holland & Knight, LLP
PROPOSED PROJECT:
The proposed project involves the demolition of a 20,059 square foot office and industrial building and the construction, use, and maintenance of a
four-story, 69,483 square-foot commercial building with office, retail, and restaurant uses. The proposed project includes approximately 59,509 square
feet of office uses, 4,393 square feet of ground floor building services, 5,581 square feet of retail and restaurant space, 10,955 square feet of
outdoor/terrace area and a total of approximately 176 parking spaces provided in one level of subterranean parking, ground floor parking, and four
levels of stacked parking above grade.
APPEAL:
An partial appeal of the Zoning Administrator’s August 2, 2019 determination to disapprove a Zoning Administrator Adjustment, to allow an increase
of less than 20 percent in Floor Area Ratio from the permitted 1.5:1 to 1.75:1, a Zone Variance to permit a four-story commercial building in lieu of the
otherwise permitted three-stories within Height District 1VL, and the dismissal of a Site Plan Review for a development project that results in an
increase of 50,000 gross square feet of non-residential floor area, and a Zoning Administrator Interpretation to clarify that the covered exterior open
space provided within the project’s balconies, open terrace and entry courtyard are not considered floor area even though partially covered, in line
with recent City precedent.
________________________________

Puede obtener información en Español acerca de esta junta llamando al (213) 978-1300

GENERAL INFORMATION
FILE REVIEW - The complete file is available for public inspection between the hours of 8:30 a.m. to 4:00 p.m., Monday through Friday.
Please call or email the staff identified on the front page, at least three (3) days in advance to assure that the files will be available. Files
are not available for review the day of the hearing.
AGENDAS AND REPORTS- Commission agendas are posted for public review in the Main Street lobby of City Hall East, 200 N. Main
Street, Los Angeles, California. Commission Agendas are accessible online at planning.lacity.org, by selecting "Commissions & Hearings",
the specific Area or City Planning Commission and “Agendas”. Appeal Recommendation Reports are available on-line seven (7) days prior
to the Commission meeting and are hyperlinked to the case numbers on the agenda. Please note that Appeal Recommendation Reports
are not prepared for appeals related to Zoning Administrator decisions.
Be advised that the Commission may RECONSIDER and alter its action taken on items listed on the meeting agenda at any time during this
meeting or during the next regular meeting, in accordance with the Commission Policies and Procedures and provided that the Commission
retains jurisdiction over the case. If a Commission meeting is cancelled or adjourned due to lack of quorum, all remaining agenda
items shall be continued to the next regular meeting or beyond, as long as the continuance is within the legal time limits of the
case or cases.
TESTIMONY AND CORRESPONDENCE - Your attendance is optional; oral testimony can only be given at the Commission meeting and may
be limited due to time constraints. Written testimony or evidentiary documentation may be submitted prior to, or at the meeting in accordance
to the Commission’s submittal requirements. Commissions function in a quasi-judicial capacity and therefore, cannot be contacted
directly. Any materials submitted to the Commission become City property and will not be returned. This includes any correspondence or
exhibits used as part of your testimony.
REQUIREMENTS FOR SUBMISSION OF MATERIALS - Written materials may be submitted prior to or at the meeting in accordance with
the submittal requirements below. When required, hard copies must be presented on letter size (8 ½ " x 11") or legal size (8 ½ " x 14")
paper. All oversized exhibits must be folded to fit into a legal-sized folder. Plans (i.e. site plans, floor plans, grading plans) must be presented
on paper size not smaller than ledger size (11” x 17”). The case number must be written on all communications, plans and exhibits.
•

Regular Submissions – Written materials not limited as to volume must be received by the Commission Executive Assistant no later than
by end of business day Monday of the week prior to the week of the Commission meeting. Materials must be delivered electronically to the staff
and commission email identified on the front of this page. In addition, an original plus six (6) copies must be submitted to the Commission
Office directly at 200 North Spring Street, Room 272, Los Angeles, CA 90012 in attention to the Commission Secretariat.

•

Secondary Submissions - All written materials in response to an Appeal Recommendation Report and/or additional comments must be
submitted no later than 48 hours before to the Commission meeting (for Central, South LA and Harbor APCs, materials must be
received no later than by 3:00 p.m., Thursday of the week prior to the Commission Meeting). Submissions, including exhibits, shall not
exceed ten (10) pages and must be submitted electronically to the Commission identified on the front of this notice.

•

Day of Hearing Submissions - Submissions less than 48 hours prior to, and including the day of the Commission meeting, must not exceed
two (2) written pages, including exhibits. Photographs do not count toward the page limitation.

•

Non-Complying Submissions - Submissions that do not comply with these rules will be stamped “File Copy. Non-complying
Submission”. Non-complying submissions will be placed into the official case file, but they will not be delivered to, or considered by the
Commission. The Commission Rules and Operating Procedures are available online at planning.lacity.org by selecting “Commissions &
Hearings” and selecting the specific Commission.

EXHAUSTION OF ADMINISTRATIVE REMEDIES AND JUDICIAL REVIEW - If you challenge these agenda items in court, you may be
limited to raising only those issues you or someone else raised at the public hearing agenized here, or in written correspondence on these
matters delivered to this agency at or prior to the public hearing. If you seek judicial review of any decision of the City pursuant to California
Code of Civil Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must be filed no later than the 90th day
following the date on which the City's decision became final pursuant to California Code of Civil Procedure Section 1094.6. There may be
other time limits which also affect your ability to seek judicial review.
ACCOMMODATIONS - As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not discriminate
on the basis of disability. The hearing facility and its parking are wheelchair accessible. Sign language interpreters, assistive listening
devices, or other services, such as translation between English and other languages, may also be provided upon written request submitted
a minimum of seven (7) working days in advance to: per.planning@lacity.org. Be sure to identify the language you need English to be
translated into, and indicate if the request is for oral or written translation services. If translation of a written document is requested, please
include the document to be translated as an attachment to your email.
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August02,2019
Dean Nucich (A)(O)
5950 Jefferson LLC
11400 West Olympic Boulevard #850
Los Angeles, CA 90064
Timothy Moran (R)
Irvine & Associates, Inc.
660 South Figueroa Street, Suite 1780
Los Angeles, CA 90017

CASE NO. ZA-2017-4169-ZV-ZAA-ZAISPR
ZONE VARIANCE, ZONING
ADMINISTRATOR'S ADJUSTMENT,
ZONING ADMINISTRATOR'S
INTERPRETATION, SITE PLAN
REVIEW
5950 West Jefferson Boulevard
West Adams - Baldwin Hills - Leimert
Community Plan Area
Zone
M1-1VL
D. M.
117B173; 120B173
C.D.
10
CEQA
ENV-2017-4170-MND
Legal Description: Lots 1; Tract 22151

Pursuant to the California Environmental Quality Act (CEQA) guidelines Section
15074(b ), I hereby:
FIND, after consideration of the whole of the administrative record, including the Mitigated
Negative Declaration, No. ENV-2017-4170-MND, as circulated on December 20, 2018,
and all comments received, with the imposition of mitigation measures, there is no
substantial evidence that the project will have a significant effect on the environment;
FIND the Mitigated Negative Declaration reflects the independent judgement and analysis
of the City; FIND the mitigation measures have been made enforceable conditions of the
project; and ADOPT the Mitigated Negative Declaration and the Mitigation Monitoring
Program prepared for the Mitigated Negative Declaration; and
Pursuant to Los Angeles Municipal Code Section 12.28, I hereby DISAPPROVE:
a Zoning Administrator Adjustment, to allow an increase of less than 20 percent in
Floor Area Ratio from the permitted 1.5:1 to 1. 75:1, and
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Pursuant to Los Angeles Municipal Code Section 12.27, I hereby DISAPPROVE:
a Zone Variance to permit a four-story commercial building in lieu of the otherwise
permitted three-stories within height district 1VL, and
Pursuant to Los Angeles Municipal Code Section 16.05, I hereby DISMISS:
a Site Plan Review for a development project that results in an increase of 50,000
gross square feet of non-residential floor area, and
Pursuant to Los Angeles Municipal Code Section 12.21-A, 2, I hereby DISMISS:
a Zoning Administrator Interpretation to clarify that the covered exterior open space
provided within the project's balconies, open terrace and entry courtyard are not
considered floor area even though partially covered, in line with recent City
precedent, and
Pursuant to Los Angeles Municipal Code Section 12.21-A, 2, I hereby APPROVE :
a Zoning Administrator Interpretation for the operation of a four-level mechanical
automobile parking apparatus, and
Pursuant to Los Angeles Municipal Code Section 12.27, I hereby APPROVE:
a Zoning Administrator Adjustment, to allow an increase of less than 20 percent in
height, to permit a height of a maximum of 53 feet and 11 inches in lieu of the 45
feet maximum permitted by Height District 1VL,
Upon the following additional terms and conditions:
1.

All other use, height and area regulations of the Municipal Code and all other
applicable government/regulatory agencies shall be strictly complied with in the
development and use of the property, except as such regulations are herein
specifically varied or required.

2.

The use and development of the property shall be in substantial conformance with
the square footage, parking and height regulations contained in Condition No. 6.

3.

The authorized use shall be conducted at all times with due regard for the character
of the surrounding district, and the right is reserved to the Zoning Administrator to
impose additional corrective Conditions, if, in the Administrator's opinion, such
Conditions are proven necessary for the protection of persons in the neighborhood
or occupants of adjacent property.

4.

All graffiti on the site shall be removed or painted over to match the color of the
surface to which it is applied within 24 hours of its occurrence.

5.

A copy of the first page of this grant and all Conditions and/or any subsequent
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appeal of this grant and its resultant Conditions and/or letters of clarification shall
be printed on the building plans submitted to the Development Services Center
and the Department of Building and Safety for purposes of having a building permit
issued.
6.

Approved ·herein is a maximum three story, 54-foot, 11-inch high, 59,839 square
foot commercial office building in the M1-1VL zone. The project shall provide a
maximum of 176 parking spaces which will be allocated at 92 spaces contained in
a four level mechanical lift parking structure, seven surface handicapped spaces
and 77 subterranean parking spaces including 34 standard stalls, nine compact
stalls of which 34 stalls may be tandem spaces. The ground floor commercial
space may have a maximum of 2, 160 square feet of retail space, 2,000 square
feet of quality, low-turnover restaurant space and 2,000 square feet of highturnover restaurant space as reflected in the Project's Department of
Transportation Traffic Assessment Letter dated January 25, 2018.

7.

The height of the building shall be limited to 54 feet, 11 inches. There shall be
no changes in the height of the building for any reason which results in a height of
55 or more feet. The request was for a 19.99% increase in height which conforms
to Section 12.28 of the LAMC which limits Zoning Administrator Adjustments to
less than 20% of the required height. Any height above this limit would require
the filing of a Variance pursuant to Section 12.27 of the LAMC.

8.

Lighting shall be installed in all areas within the business in conformance with the
Los Angeles Municipal Code.

9.

The Applicant shall be responsible for maintaining the premises and adjoining
sidewalk free of debris or litter.

10.

The number of Parking Spaces shall be subject to the determination of the
Department of Building and Safety but in no case shall there be more than 176
parking spaces on the site. Parking on the site may be provided in either
subterranean parking levels, surface parking or in mechanical parking lifts. No
variance from the parking requirements has been requested or granted herein.

11.

If 4-level mechanical lifts are installed, then a parking attendant shall be available
at all times that there are vehicles parked in the lifts. If vehicles are to be parked
in the lifts after hours, then the attendant shall be notified so that any such vehicle
may be moved to an individually accessible space. An attendant shall also be
available at all hours that tandem spaces are being used in the subterranean
parking levels.

12.

The applicant shall prepare and implement an incentive program to encourage
employees to walk, bike, use public transit or carpool to work. Said program may
include but not be limited to: subsidies for public transit.

13.

If at any time during the period of the grant, should documented evidence be
submitted showing continued violation(s) of any condition(s) of the grant, resulting
in a disruption or interference with the peaceful enjoyment of the adjoining and
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neighboring properties, the Zoning Administrator will have the right to require the
petitioner(s) to file for a plan approval application together with the associated fees,
to hold a public hearing to review the petitioner's compliance with and the
effectiveness of the conditions of the grant. The petitioner(s) shall submit a
summary and supporting documentation of how compliance with each condition of
the grant has been attained .
14.

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.

15.

Within 30 days of the effective date of this grant, a covenant acknowledging and
agreeing to comply with all the terms and conditions established herein shall be
recorded in the County Recorder's Office. The agreement (standard master
covenant and agreement form CP-6770) shall run with the land and shall be
binding on any subsequent owners, heirs or assigns. The agreement with the
conditions attached must be submitted to the Development Services Center for
approval before being recorded. After recordation, a certified copy bearing the
Recorder's number and date shall be provided to the Development Services
Center for attachment to the subject case file.

The following Environmental Condition Nos. 15 - 20 are Mitigation Measures included in
ENV-2017-4170-MND and shall be complied with.
16.

Geology and Soils.
a. GEO-1 Temporary Shoring
The proposed project shall comply with the Geotechnical Investigation Report
prepared by GeoBoden, Inc. Geotechnical Engineering Report, Proposed MixedUse Development, 5950 Jefferson Boulevard, Los Angeles, California, dated
September 20, 2018.
i.

Temporary Lateral Earth Pressures: Braced shoring shall be
designed for the lateral earth pressures shown in Figure 3 in Appendix
D of the MND. These values are based on the assumption that (1) the
shored soil material is level at ground surface, (2) the exposed
height of the shoring is less than 20 feet, (3) there are no hydrostatic
pressures above the bottom of excavation, and (4) the shoring is
temporary, and will not be required to support the soil longer than six
months. Surcharge coefficients of 0.3 and 0.5 may be used with uniform
vertical surcharges for cantilever and braced shoring lateral earth
pressures, respectively. These surcharge pressures should be added to
the lateral earth pressures for design.

ii.

Soldier Piles and Lagging: Soldier piles spaced less than 2.5 diameters
on center shall be designed based upon the allowable passive values
recommended for sheet piles in Subsection 8.3.1. Passive resistance
shall be discounted to a depth of at least one diameter of the
soldier pile below the lowest adjacent excavation level, as shown

CASE NO. ZA-2017-4169-ZV-ZAA-ZAI-SPR

PAGE5

on Figure 3 in Appendix D of the MND. The above lateral bearing
values incorporate a factor of safety of 2.0. For drilled soldier piles, the
portion of the piles below the lowest excavated level shall be concreted
to provide firm contact between the pile and supporting soils. To
develop firm contact between the upper portion of the shoring and the
retained soils, the upper portion of the soldier pile excavation shall be
filled with a lean mix concrete or sand-cement slurry. To limit sloughing
and caving of the site soils, it is recommended that lagging or gunite be
used between soldier piles. All lumber to be left in the ground shall be
pressure-treated in accordance with Specification CR2 of the American
Wood Preserves Association (AWPA). Sand-cement slurry pumped in
behind lagging to support cohesion less soils and adjacent facilities and
utilities is recommended when sloughing occurs.
iii.

Sheet Piles: If solid sheet piles or a similar continuous shoring system is
used, it shall be designed using the allowable lateral bearing values
(passive value). The bearing values incorporate a factor of safety of 2.0.
Based on the blow counts obtained during the soil sampling, installation
of sheet piles in the loose to medium dense native soils should not be
significantly difficult.

iv.

Internal Bracing: Raker bracing may be used to internally brace the
soldier piles. If used, Raker bracing shall be supported laterally by
temporary concrete footing (deadmen) or by the permanent interior
footings. For design of such temporary footings, poured with the bearing
surface normal to the rakers inclined at 45 to 60 degrees with the
vertical, a bearing value of 2,500 pounds per square foot may be
used, provided the shallowest point of the footing is at least 1 foot
below the lowest adjacent grade. To reduce the movement of the
shoring, the rakers shall be tightly wedged against the footings and/or
shoring system.

v.

Deflection: Deflection shall be limited to½ inch at the top of the shored
embankment. If greater deflection occurs during construction,
additional bracing may be necessary to minimize settlement of the
utilities in the adjacent streets. If it is desired to reduce the deflection of
the shoring, a greater active pressure could be used in the shoring
design.

vi.

Monitoring: Monitoring shall consist of periodic surveying of the
lateral and vertical locations of the tops of all the soldier piles. In
addition, the adjacent existing buildings shall be surveyed for horizontal
and vertical locations. Also, a careful survey of existing cracks and
offsets in the adjacent buildings shall be prudent and recorded and
photographic records made to document the preconstruction conditions
of the existing buildings.
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Hazards and Hazardous Materials
a. HAZ-1 : Soil Management Plan
A Soil and Groundwater Management Plan shall be prepared and approved by the
City prior to construction activities pursuant to SCAQMD Rule 1166 (Volatile
Organic Compound Emissions from Decontamination of Soil) to provide a
framework under which work can proceed safely and contaminated soils
and groundwater can be properly handled, segregated, stockpiled and
disposed of at a licensed disposal facility. The plan shall include all necessary
procedures to ensure that excavated materials and fluids generated during
construction are stored, managed, and disposed of in a manner that is protective
of human health and in accordance with applicable laws and regulations. The
plan shall include the following information.
i.

Step-by-step procedures for evaluation, handling, stockpiling,
storage, testing, and disposal of excavated material, including criteria
for reuse and offsite disposal. All excavated materials shall be
inspected prior to initial stockpiling, and soils that are visibly stained
and/or have a noticeable odor shall be stockpiled separately to
minimize the amount of material that may require special handling.

ii.

To ensure appropriate containment of excavated materials, the
excavated affected soils that exceed state hazardous waste criteria
would be placed in lined, sealed containers or wrapped and enclosed
by tarps and transported by licensed hazardous waste haulers and
disposed of at a licensed hazardous waste management facility
approved for the specific hazardous materials to be disposed of. The
contractor shall follow all procedural requirements and regulations for
proper removal and disposal of affected soils.

iii.

Procedures to be implemented if unknown subsurface conditions or
contamination are encountered, such as previously unreported tanks,
wells, or contaminated soils.

iv.

Detailed control measures for use and storage of hazardous materials
to prevent the release of pollutants to the environment, and
emergency procedures for the containment and cleanup of accidental
releases of hazardous materials to minimize the impacts of any such
release. These procedures shall also include reporting requirements
in the event of a reportable spill or other emergency incident. At
a minimum, the City or its contractor shall notify applicable agencies
in accordance with guidance from the Fire Department and RWQCB.

b. HAZ-2: Removal of Hazardous Materials
Prior to the issuance of any building permit, the Applicant shall
obtain a sign-off from the Fire Department and RWQCB indicating
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that all on-site hazardous materials, including contamination of the soil
and groundwater, have been suitably remediated to an acceptable
standard of risk for the future development under the Proposed Project.
c. HAZ-3: VOC Control System
All commercial, industrial, and institutional buildings shall be provided
with an approved VOC Control System, which shall include these
minimum requirements; a vent system and gas-detection system which
shall be installed in the basements or the lowest floor level on grade, and
within underfloor space of buildings with raised foundations. The gasdetection system shall be designed to automatically activate the vent
system when an action level equal to 25% of the Lower Explosive Limit
(LEL) VOC concentration is detected within those areas.
18.

Noise
N-1: Temporary Groundborne Vibration Impacts
All new construction work shall be performed so as not to adversely
affect the structural integrity of the building located at 5930 Jefferson
Boulevard. Prior to commencement of construction, a qualified structural
engineer shall survey the existing foundations and structure of the
building located at 5930 Jefferson Boulevard, and provide a plan to
protect it from potential damage. The required documentation shall
consist of video and photographic documentation of accessible and
visible areas on the exterior and interior facades of the buildings (if
access is granted by the adjacent building owner). A registered civil
engineer or certified
engineering
geologist
shall
develop
recommendations for the adjacent structure monitoring program that
will include, but not be limited to, vibration monitoring, elevation and lateral
monitoring points, crack monitors and other instrumentation deemed
necessary to protect adjacent building and structure from constructionrelated damage.
The monitoring program shall include vertical and
horizontal movement, as well as vibration thresholds. If the thresholds
are met or exceeded, work will stop in the area of the affected
building until measures have been taken to stabilize the affected
building to prevent construction · related damage to the adjacent
structure.

19.

Public Services
PS-1: Public Services (Police - Demolition/Construction Sites)
Temporary construction fencing shall be placed along the periphery of the
active construction areas to screen as much of the construction activity
from view at the local street level and to keep unpermitted persons from
entering the construction site.
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Transportation and Traffic
a. TRAFFIC-1: TOM Strategy
Pursuant to the TOM Ordinance (Ordinance 168,700), Section 12.26-J of the Los
Angeles Municipal Code, which requires specific TOM and trip reduction measures
before the issuance of any building permit for the Project, and other applicable
codes, the Applicant shall submit to LAOOT a TOM Plan designed to provide
the opportunity for some measure of reduction to the total net project trips
during the peak commute periods. The TOM Plan should include a variety of
measures to reduce single occupant vehicle (SOV) trips by increasing the number
of walking, bicycling, carpool, vanpool, and transit trips. The TOM strategy for the
Proposed Project shall include the following measures:
i.

A bulletin board, display case, or kiosk (displaying transportation
information) where the greatest number of employees and
customers/visitors are likely to see it. The transportation information
should include, but is not limited to, the following:
• Current routes and schedules for public transit serving the site;
• Telephone
numbers
for
referrals
on
transportation
information, including numbers for the regional ridesharing
agency and local transit operations;
• Ridesharing promotion material supplied by commuteroriented organizations;
• Regional/local bicycle route and facility information; and
• A listing of on-site services or facilities which are available
for carpoolers, vanpoolers, bicyclists, and transit riders.

ii.

A designated parking area for employee carpools and vanpools as
close as practical to the main pedestrian entrance(s) of the building.
This area will include at least ten percent of the parking spaces required
for the site. The spaces will be signed and striped sufficient to meet the
employee demand for such spaces. The carpool/van pool parking area will
be identified on the driveway and circulation plan upon application
for a building permit.
•
•

•

In this area there will be at least one permanent, clearly
identified (signed and striped) carpool/vanpool parking space.
Additional carpool/vanpool spaces within the designated
preferential area will be signed and striped for the use of
ridesharing employees if dictated by demand.
Parking spaces clearly identified (signed and striped) will be
provided in the designated carpool/vanpool parking area at any
time during the building's occupancy sufficient to meet
employee demand for such spaces. Absent such demand,
parking spaces within the designated carpool/vanpool parking
area may be used by other vehicles.
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No signed and striped parking spaces for carpool/vanpool
parking will displace any handicapped parking.
A statement that preferential carpool/vanpool spaces are available
on-site and a description of the method for obtaining permission to
use such spaces will be included on the required transportation
information board.
A minimum vertical clearance of 7 feet 2 inches will be
provided for all parking spaces and accessways used by
vanpool vehicles when located within a parking structure.
Adequate bicycle parking facilities, as outlined in LAMC Section
12.21-A16.
Long-term bicycle parking will be secured from the general
public and enclosed on all sides and protect bicycles from
inclement weather.
All bicycle parking spaces will be a minimum of 72 inches in
length and follow all additional design and dimension standards
outlined in LAMC Section 12.21-A16.
The location and number of bicycle parking spaces will be located
on a plan submitted to the City.

iii.

Two shower facilities for employee commuter use (one male shower and
one female shower) to be part of the development as required by LAMC
91.6307.1, and one locker for each long-term bicycle parking space
provided for commercial employees and patrons.

iv.

A full detailed description of the TOM Plan shall be prepared by a
licensed Traffic Engineer and submitted to LAOOT for review and
approval, prior to the issuance of any certificate of occupancy. Upon
approval of the proposed TOM plan, a monitoring program shall be
established to ensure compliance and measure the effectiveness of the
plan goals; also, to provide feedback should any amendments to the plan
become necessary. Should any LAOOT review determine that the
proposed measures are no longer in place, or no efforts have been
made to make sure they are as effective as desired, a noncompliance penalty to be determined prior to issuance of certificate
of occupancy shall be assessed. LAOOT shall not consider occasional
fluctuations (increases) in traffic due to special events as noncompliance.

b. TRAFFIC-2: Shuttle Service
i.

In addition to the required TOM measures, the Proposed Project
shall provide shuttle service between the Project Site and the La
Cienega/Jefferson Expo Line Rail Station. In order to maximize shuttle
usage and better achieve vehicle trip reductions at the Jefferson
Boulevard & National Boulevard intersection, the shuttle service will be
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available to all users of the Project.
ii.

Shuttle service shall be provided with one 15-passenger van, which shall
be privately owned and operated, and run independently from existing
municipal bus service. At least two roundtrip shuttle journeys shall be
provided during the peak-hour period.

c. TRAFFIC-3: Construction Management Plan
A Construction work site traffic control plan shall be submitted to DOT and
LAFD for review and approval in accordance with the LAMC prior to
the start of any construction work. The plans shall show the location
of any roadway or sidewalk closures, traffic detours, haul routes, hours of
operation, protective devices, warning signs and access to
abutting properties, and if applicable, the location of off-site staging
areas for haul trucks and construction vehicles. All construction related
traffic shall be restricted to off-peak hours.
d. TRAFFIC-4: Haul Route
i.

The developer shall install appropriate traffic signs around the site
to ensure pedestrian and vehicle safety.

ii.

The applicant shall be limited to no more than two trucks at any
given time within the site's staging area.

iii.

There shall be no staging of hauling trucks on any streets adjacent
to the project, unless specifically approved as a condition of an approved
haul route.

iv.

No hauling shall be done before 9:00 a.m. or after 3:00 p.m.

v.

Trucks shall be spaced so as to discourage a convoy effect.

vi.

A minimum of two flag persons are required. One flag person is required
at the entrance to the project site and one flag person at the next
intersection along the haul route.

vii.

Truck crossing signs are required within 300 feet of the exit of the project
site in each direction.

viii.

The owner or contractor shall keep the construction area sufficiently
dampened to control dust caused by grading and hauling, and at all times
shall provide reasonable control of dust caused by wind .

ix.

Loads shall be secured by trimming and watering or may be covered to
prevent the spilling or blowing of the earth material.

x.

Trucks and loads are to be cleaned at the export site to prevent blowing
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dirt and spilling of loose earth.
xi.

A log documenting the dates of hauling and the number of trips
(i.e. trucks) per day shall be available on the job site at all times.

xii.

The applicant shall identify a construction manager and provide a
telephone number for any inquiries or complaints from residents
regarding construction activities. The telephone number shall be posted
at the site readily visible to any interested party during site preparation,
grading and construction.

e. TRAFFIC-5: Pedestrian Safety

21.

i.

The Applicant shall plan construction and construction staging so as to
maintain pedestrian access on adjacent sidewalks throughout all
construction phases. This requires the applicant to maintain
adequate and safe pedestrian protection, including physical separation
(including utilization of barriers such as K-Rails or scaffolding, etc.)
from work space and vehicular traffic and overhead protection, due to
sidewalk closure or blockage, at all times.

ii.

Temporary pedestrian facilities shall be adjacent to the project site and
provide safe, accessible routes that replicate as nearly as practical
the most desirable characteristics of the existing pedestrian facilities.

iii.

Covered walkways shall be provided where pedestrians are exposed
to potential injury from falling objects.

iv.

Applicant shall keep sidewalk open during construction until only when it
is absolutely required to close or block sidewalk for construction staging.
Sidewalk shall be reopened as soon as reasonably feasible taking
construction and construction staging into account.

INDEMNIFICATION AND REIMBURSEMENT OF LITIGATION COSTS.
Applicant shall do all of the following:
a.

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.

b.

Reimburse the City for any and all costs incurred in defense of an action
related to or arising out of, in whole or in part, the City's processing and
approval of the entitlement, including but not limited to payment of all court

CASE NO. ZA-2017-4169-ZV-ZAA-ZAI-SPR

PAGE12

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.
c.

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 (b ).

d.

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 (b ).
If the City determines it necessary to protect the City's interests, execute an
indemnity and reimbursement agreement with the City under terms
consistent with the requirements of this condition.

e.

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,
commission, 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.

CASE NO. ZA-2017-4169-ZV-ZAA-ZAI-SPR

PAGE13

OBSERVANCE OF CONDITIONS - TIME LIMIT - LAPSE OF PRIVILEGES

All terms and conditions of the approval shall be fulfilled before the use may be
established. The instant authorization is further conditional upon the privileges being
utilized within three years after the effective date of approval and, if such privileges are
not utilized or substantial physical construction work is not begun within said time and
carried on diligently to completion, the authorization shall terminate and become void.
TRANSFERABILITY

This authorization 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 upon
you to advise them regarding the conditions of this grant.
VIOLATIONS OF THESE CONDITIONS, A MISDEMEANOR

Section 12.29 of the Los Angeles Municipal Code provides:
"A variance, conditional use, adjustment, public benefit or other quasi-judicial
approval, or any conditional approval granted by the Director, pursuant to the
authority of this chapter shall become effective upon utilization of any portion of
the privilege, and the owner and applicant shall immediately comply with its
Conditions. The violation of any valid Condition imposed by the Director, Zoning
Administrator, Area Planning Commission, City Planning Commission or City
Council in connection with the granting of any action taken pursuant to the authority
of this chapter, shall constitute a violation of this chapter and shall be subject to
the same penalties as any other violation of this Code."
Every violation of this determination is punishable as a misdemeanor and shall be
punishable by a fine of not more than $2,500 or by imprisonment in the county jail for a
period of not more than six months, or by both such fine and imprisonment.
APPEAL PERIOD - EFFECTIVE DATE

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 if the same be 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. The Zoning Administrator's determination in this matter will become
effective after August 19, 2019, unless an appeal therefrom is filed with the Department
of City Planning. It is strongly advised that appeals be filed early during the appeal period
and 1n 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 the Zoning Administrator's action, and received and receipted at
a public office of the Department of City Planning on or before the above date or the
appeal will not be accepted. Forms are available on-line at http://planning.lacity.org.
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Public offices are located at:
Downtown

San Fernando Valley

West Los Angeles

Figueroa Plaza
201 North Figueroa Street,
4th Floor
Los Angeles, CA 90012
(213) 482-7077

MaNin Braude San Fernando
Valley Constituent SeNice Center
6262 Van Nuys Boulevard , Room 251
Van Nuys, CA 91401
(818) 374-5050

West Los Angeles Development
SeNices Center
1828 Sawtelle Boulevard ,
2nd Floor
Los Angeles, CA 90025
(310) 231-2598

If you seek judicial review of any decision of the City pursuant to California Code of Civil
Procedure Section 1094.5, the petition for writ of mandate pursuant to that section must
be filed no later than the 90th day following the date on which the City's decision became
final pursuant to California Code of Civil Procedure Section 1094.6. There may be other
time limits which also affect your ability to seek judicial review.
NOTICE

The applicant is further advised that all subsequent contact with this office regarding this
determination must be with the Development Services Center. This would include
clarification, verification of condition compliance and plans or building permit applications,
etc., and shall be accomplished BY APPOINTMENT ONLY, in order to assure that you
receive service with a minimum amount of waiting. You should advise any consultant
representing you of this requirement as well.
FINDINGS OF FACT

After thorough consideration of the statements contained in the application, the plans
submitted therewith, the statements made at the public hearing on February 5, 2019, all
of which are by reference made a part hereof, as well as knowledge of the property and
surrounding district, I find as follow
BACKGROUND

The project site is an irregular shaped lot that measures approximately 39,864 square
feet (0.91 acre). Other addresses on the subject site includes 3606 - 3612 South
Holdridge Avenue. The subject site has a frontage of approximately 181 square feet along
Jefferson Boulevard, and an approximate frontage of 205-foot along Holdridge Avenue.
The property is zoned M 1-1 VL with a land use designation of Limited Industrial and is
improved with a 20,059 square foot office and industrial building that was constructed in
1956. The property is located within the West Adams - Baldwin Hills - Leimert Community
Plan Area, a Transit Priority Area in the City of Los Angeles, and the Los Angeles State
Enterprise Zone. The site is not located within a flood zone, Methane Zone or a landslide
area. However, the subject site is located in a liquefaction area, and a special grading
area. The subject site is within the Newport - Inglewood Fault Zone (Onshore).
The proposed project involves the demolition of the 20,059 square foot office and
industrial building and the construction, use, and maintenance of a four-story, 69,483
square-foot commercial building with office, retail, and restaurant uses. The proposed
project includes approximately 59,509 square feet of office uses, 4,393 square feet of
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ground floor building services, 5,581 square feet of retail and restaurant space, 10,955
square feet of outdoor/terrace area and a total of approximately 176 parking spaces
provided in one (1) level of subterranean parking, ground floor parking, and four (4) levels
of stacked parking above grade in mechanical automobile lifts.
The predominant land use pattern within the Community Plan Area is mainly large areas
of residential uses divided by commercial and light industrial corridors along the Plan's
major streets. The West Adams-Baldwin Hills-Leimert Community Plan Area is unique
within the City of Los Angeles because, in addition to being a prosperous area
distinguished by racial and cultural diversity, it is also a place of significant geographic
and topographic interest. The properties to the north across Jefferson Boulevard are
zoned MR1-1VL and are developed with vacant land within the City of Los Angeles and
the City of Culver City. The property to the east, abutting the site is zoned M1-1VL and
is developed with a two-story vacant commercial building . The property to the south
abutting the site is zoned M1-1 VL, and is developed with an office building and associated
parking. The properties to the west across Holdridge Avenue are zoned M1-1VL, and are
developed with two-story vacant buildings, office buildings and associated parking.
The request includes a Zone Variance to permit a four-story commercial building in lieu
of the otherwise permitted three-stories within height district 1VL, a Zoning Administrator
Adjustment, to allow an increase of 19.99% in height, to permit a height of 53 feet and 11
inches in lieu of the 45 feet maximum, and a 17% increase in Floor Area Ratio from the
permitted 1.5: 1 to 1. 75:1, a Zoning Administrator Interpretation for the operation of a fourlevel mechanical automobile parking apparatus, and a Site Plan Review for a
development project that results in an increase of 50,000 gross square feet of nonresidential floor area.
Streets and Circulation

Jefferson Boulevard, adjoining the subject property to the north, is a designated as an
Avenue II, dedicated to a right-of-way width of 100 feet along the project's street frontage
and is improved with curb, gutter, sidewalk, asphalt roadways, and landscaping.
Holdridge Avenue, adjoining the subject property to the west, is a Local Street-Standard,
dedicated to a right-of-way width of 60 feet and is improved with asphalt roadways, curb,
gutter, and sidewalk.
Previous Cases, Affidavits, and Orders on the Subject Property:

There were no relevant cases found on the subject site.
Previous Cases, Affidavits, and Orders on the Surrounding Properties: ·

Case No. ZA-2013-3230-ZV-1A- On May 6, 2014, the South Los Angeles Area Planning
Commission denied an appeal and sustained the Zoning Administrator's decision to deny,
pursuant to Charter Section 562 and the provisions of Section 12.27-B of the Los Angeles
Municipal Code, a Variance from Section 12.17.5-8 to allow an official police garage in
the MR1-1VL Zone as otherwise not permitted, located at 5875 West Rodeo Road.
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Case No. ZA-2013-3230-ZV - On March 13, 2014, the Zoning Administrator denied a
variance from Section 12.17.5-B of the Municipal Code to allow an official police garage
in the MR1-1VL Zone as otherwise not permitted, located at 5875 West Rodeo Road.
Case No. ZA-2005-4183-ZV - On January 4, 2006, the Zoning Administrator approved
limited retail sales of custom vehicle parts and display vehicles as an accessory use in
an existing 19,575 square-foot building with 41 parking spaces in the MRl-1VL Zone,
located at 5877 West Rodeo Road .
Public Communication

• Two (2) signed letters dated February 15, 2018, were received from Frank Balzer,
Manager, Garbal Jefferson, LLC & Garbal Bowcroft, LLC an adjacent property
owner in support of the proposed project.
Public Hearing

The public hearing on the case was held in Room 1020 of Los Angeles City Hall at 10:10
a.m. on February 5, 2019. In attendance was the applicant, his representatives and his
attorney, his architect and a representative of Council District 10.
The applicant's representatives made the following points in favor of the project:
•
•
•
•
•

•

The applicant is a real estate investment firm which does their own development
and is self-financed;
The site is located within one half mile of the Jefferson Boulevard Station on the
Expo light rail line;
The property is zoned M1-1VL and the nearest residential properties are over 500
feet away from the site;
The project will contain 69,483 square feet with 59,500 square feet of creative
office space and 5,500 square feet of retail/restaurant space on the first floor;
The project is planned to be 53 feet, 11 inches in height and will contain 176 total
parking spaces. Six handicapped spaces will be in a surface parking lot, 77 spaces
will be in the subterranean level and the remaining spaces will be in a mechanical
lift parking structure with four stacks. This will require an attendant as will the
basement level which will include some tandem parking. We are using the
mechanical lifts in order to save digging another parking level under the building.
We are requesting a Zoning Administrator's Interpretation for the mechanical lifts
because it is unclear if the Department of Building and Safety will allow mechanical
lifts larger than two stacks as the Code is unclear on the issue. Vehicles will enter
the site from Holdridge Street and not Jefferson;
We are requesting the Zone Variance to allow four stories for the project instead
of the three required by the 1VL Height District. This is because there is a high
water table on the site and the hydrology section of the environmental clearance
has reasons for the added height request. A three story building on the site would
not be heavy enough to avoid a catastrophic accident during major rain storms
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which would increase water flow in the water table and force the building out of its
foundations because of water pressure on the walls and foundation of the building.
The added height would increase the weight of the structure and prevent it from
moving during a 50 or 100 year storm;
The proposed structure will have three floors of creative office space and a ground
floor containing retail and restaurant uses;
The structure has all four wall articulated, with balconies and open space for office
workers. The walls will be glass and metal sheathed and will contain no plaster;
There will be 92 mechanical parking stalls in a stacked unit with room for four
automobiles in each stack. The parking lift machinery are not considered floor
area because they are exclusively used for parking. They will be reserved for the
creative office space tenants. Valets will be used according to demand with extra
valets available during the a.m. and p.m. peak hours when people are arriving and
departing for work and otherwise on a demand basis. There is a system for
ordering private vehicles so that they are available when needed by the owners;
As a part of our transportation demand management program, we will have a
shuttle service available to and from the Jefferson Station on the Expo Line; and
The project will have 11,000 square feet of open space for the tenants of the
structure. Creative Office space often has open space as an amenity for the
employees to use for outdoor work instead of at work stations, for dining or just an
area to get away.

Liz Carlen speaking on behalf of Council District 10 stated that the Councilmember
supports the project. We have met with the development team last week and a year ago
to go over the project. This is the right place to be redeveloped into creative office space
especially with a nearby Expos Line station .
The Zoning Administrator opined that he has a number of problems with the application
as presented . First and foremost was the use of a Zoning Administrator's Adjustment to
escape the strictures of Proposition U which was a ballot initiative which limited the floor
area of developments in commercial and industrial zones in Height District No. 1 to a
1.5:1 Floor Area Ratio (FAR). Section 464(a) of the Charter does not permit ordinances
voted on as an initiative to be amended except by another vote of the electors of the City.
In this case, the attempt is to over-ride a vote of the people by a quasi-judicial action
exceeding the voted upon FAR. The Administrator had no problem with the request for
the mechanical lifts for parking or the request to exceed the 45-foot height restriction of
the 1VL height district. He was not inclined to approve a variance for a four story building
instead of a three story building as required by the 1VL height district which limits buildings
to three stories and 45 feet in commercial and industrial zones except for residential
building which are allowed to exceed the three story limit but not the 45-foot restriction.
It was explained at the hearing by the applicant's representative that the extra story was
needed in-order to add extra weight to the building because of the high water table in the
area. During a heavy rain event, the pressure of the added water on the water table
could force the building off of its foundation. The extra story would add weight to the
structure and decrease the chances of this happening. The Zoning Administrator also
suggested that a Zoning Administrator's Interpretation could be filed for to exempt exterior
balconies with overhangs from the project floor area calculations. He then held the case
under advisement for either a redesign of the building to reduce the FAR or for the filing
of the ZAI. He left the question about the extra floor for further review.
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ZONING ADMINISTRATOR'S INTERPRETATION TO PERMIT MORE THAN TWO
LEVELS OF PARKING IN A MECHANICAL PARKING LIFT
AUTHORITY
Los Angeles Municipal Code (LAMC) Section 12.21-A,2 states that:
"The Zoning Administrator shall have authority to determine other uses, in addition
to those specifically listed in this article, which may be permitted in each of the
various zones, when in his or her judgment, the other uses are similar to and no
more objectionable to the public welfare than those listed.
The Zoning Administrator shall also have authority to interpret zoning regulations
when the meaning of the regulation is not clear, either in general or as it applies to
a specific property or situation ."
The Zoning Administrator has the authority to determine that certain uses specified in this
Section may be determined permitted either "Citywide" or "Site Specific". In the instant
case, the Zoning Administrator is being asked to make this "Site Specific" determination
as to whether LAMC Section 12.21-A, 5(m) regarding mechanical automobile lifts may
allow for stacked parking for two or more, in this case four, spaces per lift . The Code
Section states: "The stacking of two or more automobiles via a mechanical car lift or
computerized parking structure is permitted in all zones ."

BACKGROUND
The applicant, Dean Nucich, Urban Offerings, proposes to demolish a 20,059 square
foot office and industrial building for the construction, use, and maintenance of a fourstory, 69,483 square-foot commercial building with office, retail, and restaurant uses. The
proposed project includes approximately 59,509 square feet of office uses, 4,393 square
feet of ground floor building services, 5,581 square feet of retail and restaurant space,
10,955 square feet of outdoor/terrace area and a total of approximately 176 parking
spaces provided in one (1) level of subterranean parking, ground floor parking, and four
(4) levels of stacked parking above grade.
The applicant's representative has stated that the Code permits two or MORE
automobiles to be stacked in a mechanical automobile lift. He then cites a Department
of Building and Safety information bulletin (P/ZC 2002-001) which states that mechanical
lifts are considered tandem parking and may only be used where tandem parking is
permitted and that there has to be a full-time parking lot attendant present to remove
automobiles from the stacker. The representative also states that both the Department
of City Planning Staff and the Department of Building and Safety staff have interpreted
the language of the bulletin which states that mechanical lifts are considered tandem
parking to limit mechanical lifts to only two vehicles being stacked. Such an interpretation
would cause the project to either have a large surface parking lot which would cut into the
buildings footprint or force the developer to dig another subterranean level for parking. A
Zoning Administrator's Interpretation is requested to state that mechanical parking lifts,
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though considered tandem parking for the purposes of having an attendant present may
have more than two automobiles stacked in a mechanical lift.
DETERMINATION
The Zoning Administrator agrees with the applicant on this particular issue. Section
12.21-A, 5(m) was written to take into account modern parking areas where both
mechanical stackers and computerized parking shuttles are becoming more common in
commercial and industrial buildings to cut down on both land used unproductively for
surface parking or to reduce the amount of subterranean levels needed to be dug under
structures for individually accessible parking spaces.
The term tandem is used to
underscore the fact that parking attendants are required to move automobiles so that they
do not block access to exiting a space.
The term tandem was not used to limit the
stackers to only two vehicles. Otherwise, the Code would not have used the phrase "the
stacking of two or more automobiles". The Department of Building and Safety also
agrees with this interpretation and will allow mechanical lifts with more than two vehicles.
So that there is no confusion between parties as to prior interpretations of this ordinance
about the number of vehicles that may be stacked, the Zoning Administrator is making
this interpretation that on this lot the mechanical stacking of automobiles may be done
with four vehicles per stack. Further limitations on the number of attendants who must
be available for the stacked parking lifts are in the Conditions of Approval.
ZONING ADMINISTRATOR'S INTERPRETATION TO CLARIFY THAT THE COVERED
EXTERIOR OPEN SPACE PROVIDED WITHIN PROJECT BALCONIES, OPEN
TERRACE AND ENTRY COURTYARD ARE NOT CONSIDERED FLOOR AREA
EVENTHOUGH PARTIALLY COVERED, IN LINE WITH RECENT CITY PRECEDENT.
AUTHORITY
Los Angeles Municipal Code (LAMC) Section 12.21-A,2 states that:
"The Zoning Administrator shall have authority to determine other uses, in addition
to those specifically listed in this article, which may be permitted in each of the
various zones, when in his or her judgment, the other uses are similar to and no
more objectionable to the public welfare than those listed.
The Zoning Administrator shall also have authority to interpret zoning regulations
when the meaning of the regulation is not clear, either in general or as it applies to
a specific property or situation."
The Zoning Administrator has the authority to determine that certain uses specified in this
Section may be determined permitted either "Citywide" or "Site Specific". In the instant
case, the Zoning Administrator is being asked to make this "Site Specific" determination
to clarify whether or not partially covered exterior open space areas on balconies, terraces
and entry courtyards should be counted as floor area for purposes of determining project
Floor Area Ratio.
DETERMINATION
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In this particular case, the Zoning Administrator is dismissing the request as being both
premature and not consistent with previous interpretations. The applicant is correct in
stating that on previous cases, the Office of Zoning Administration has ruled in favor of
Zoning Administrator Adjustments which exempted partially covered open space areas
from being counted as project FAR. However, in researching these cases, it should be
pointed out that the projects involved were either residential projects or mixed use,
residential and commercial, projects.
The Adjustments were made to both count the
partially covered area as open space which pursuant to Section 12.21-G, 2(a)(i) states
that such open space must be open to the sky and then to not count such covered area
as FAR which is a common interpretation by the Department of Building and Safety. The
cases cited were not for commercial structures but for either residential or predominantly
residential structures.
This is an important distinction because traffic studies for
environmental clearances are analyzed according to unit count for residential structures
and by FAR for commercial and industrial buildings.
Traffic counts for residential
structures are based on trips generated on a per unit basis not how on many square feet
are included in the overall structure or in its open space. Traffic counts for commercial
and industrial structures are based on how many square feet are used for particular uses
within that structure.
In this case, traffic counts are based on square feet of quality
restaurant (2,000 square feet of sit down restaurant), high turnover restaurant (2,000
square feet of fast food restaurant), 2,160 square feet of retail and creative office all of
which have different traffic counts based on square footage of use.
In observing the elevations in the Plan Set for the requested Interpretation, it is noted that
two of the largest areas of balconies, the long balcony along the east side of the buildings
Fourth Floor and the open deck on the second floor's south side are not covered. These
areas would not be counted as floor area because they are uncovered. The large entry
plaza and what is marked as an outdoor eating area would be counted as FAR because
this area is enclosed on three sides as well as a roof. It would still be counted as floor
area by the Zoning Administrator even if he were inclined to grant the ZAI for the
remaining balconies. This still would have left the building with excess FAR beyond the
1.5:1 restriction of Height District No. 1 and thus, the granting of the ZAI would have no
effect on bringing the FAR under the limit.
Because the previously cited cases were for residential or mixed use residential and
commercial buildings, the Zoning Administrator does not find these cases to be
precedential.
In addition with the Code Studies Section of the Department of City
Planning working on an ordinance which would accomplish the same result, I find that the
granting of the ZAI prior to the development of the language of the ordinance and the
hearings on the ordinance would act to predetermine their work.

ZONING ADMINISTRATOR'S ADJUSTMENT FINDINGS TO NOT PERMIT AN
INCREASE OF LESS THAN 20 PERCENT IN FLOOR AREA RATIO FROM THE
PERMITTED 1.5:1 TO 1.75:1.
In order for an adjustment from the zoning regulations to be granted, all of the legally
mandated findings delineated in Section 12.28 of the Los Angeles Municipal Code must
be made in the affirmative. Following (highlighted) is a delineation of the findings and the
application of the relevant facts of the case to same;
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Site characteristics or existing improvements DO NOT make strict adherence
to the zoning regulations impractical or infeasible, and the project DOES
NOT conform with the intent of those regulations.
The passage of Proposition U in 1986 limited the Floor Area Ratios (FAR) for
structures in Commercial and Industrial zones in Height District 1 to a 1.5:1 FAR.
The Ballot Initiative was enacted by over 70% of the voters of the City of Los
Angeles. The result of the initiative was to cut the FAR in Height District 1 in those
zones in half. The standard was placed on all properties in Height District 1,
except for residential properties, due to concerns of the authors and the voters
over increased traffic and parking problems in the City as well as the construction
of oversized commercial and industrial buildings close to residential properties.
The intent was to enact a one size fits all requirement on the City with all property
owners in Height District 1 using the same rules with no loopholes.
Variances and Adjustments were included in the Code to permit some flexibility in
the enforcement of the regulations of the Code when there were some unique
hardships or characteristics of the property that were not generally applicable to
other property in the area or in the same zone. Adjustments were designed to be
less stringent in their findings than variances, but a finding still has to be made that
while there are site characteristics or existing improvements on a site which make
strict adherence to the zoning regulations impractical or infeasible, the intent of the
zoning regulations is still met.
In this case the Zoning Administrator finds there is nothing about the site's
characteristics or improvements that make the enforcement of a 1.5:1 FAR
impractical or infeasible. There is a slight slope to the land, and there is a high
water table, but these site characteristics do not result in any cause to build a
bigger building than is allowed by the Height District. The property is roughly
rectangular in shape, and because it is located in an M1 Zone, it has no required
yards that would constrain the full development of the site at a 1.5:1 FAR. The
project's environmental clearance showed that there were no unusual
impediments to building at its full FAR and certainly nothing that would require a
larger FAR on the site. The conclusion of the Zoning Administrator is that the
applicant saw that an adjustment could be filed for relief from a height requirement
(FAR is a regulation of Section 12.21.1 - the height regulations of the Code) and
applied for it.
Unfortunately, the request has no merit for granting it in conformance with the
required finding. The suggested findings of the application merely mention that
the increase in FAR is to allow the new structure to have both creative office space
and neighborhood serving restaurant space as well as enhanced structural design.
While these are laudable goals to achieve in building design and use, they do not
show that there is anything in the characteristics of the site that would require an
increase in FAR to accomplish these goals other than a desire to build a larger
building. There are no site characteristics that make it impractical or infeasible to
build a building at a 1.5:1 FAR and the site's improvements are to be demolished
so that there are no existing improvements that make it infeasible to build at that
FAR.
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In light of the project as a whole, including any mitigation measures
imposed, the project's location, size, height, operations and other significant
features will NOT be compatible with and will adversely affect or further
degrade adjacent properties, the surrounding neighborhood, or the public
health, welfare, and safety.
The project's size is not compatible with other adjacent properties. Development
in the general area of the project consists of one story industrial properties with
large building footprints which occupy over 50% of the lots. In defending the
increase in FAR, the application points out a number of buildings built to the four
story height with larger FAR's in the nearby Hayden Tract, but that tract is in the
City of Culver City which allows for taller buildings in that area. The Hayden Tract
was also used as a justification for the large Cumulus project at La Cienega
Boulevard and National Boulevard which includes a high rise (over 20 story)
residential tower, but the project properly requested and was granted a zone and
height district change to Height District 2 which permits buildings up to a 6:1 FAR.
A Height District amendment to change the 1VL designation would have been the
proper application for this project to bypass the strict 1.5:1 FAR of Height District

1.
3.

The project is NOT in substantial conformance with the purpose, intent and
provisions of the General Plan, the applicable community plan and any
applicable specific plan.
The project is not in substantial conformance with the purpose, intent and
provisions of the applicable community plan. The West Adams-Baldwin HillsLeimert Park Community Plan was updated and amended in 2017 and concluded
a 10 year period where the Plan was under development.
Interestingly, in an
area where the Plan attempts to allow for larger commercial and residential
buildings in the vicinity of the Expo Light Rail Line in the area along National
Boulevard and other major highways in the area by changing the height districts to
Height District 2D with an FAR of 3:1, it did not make any change in the industrial
area south of Jefferson Boulevard where this property is located.
If larger
buildings were to be allowed by the Plan update, then it would have done so. In
this area, it did not. With such a newly instituted Plan, it would be improper for the
City to begin granting waivers, adjustments and variances from the carefully
deliberated zone changes and non-changes that went into the development of the
Plan. To overcome the long deliberated changes to the Plan, the proper
application is for a zone and height district change so that the change can be
properly deliberated by the City's legislative body and not by stray individual
applications for quasi-judicial actions such as a Zoning Administrator's Adjustment.

FINDINGS - VARIANCE
In order for a variance to be granted, all five of the legally mandated findings delineated
in City Charter Section 562 must be made in the affirmative. Following (highlighted) is a
delineation of the findings and the application of the relevant facts of the case to same:
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That the strict application of the provisions of the zoning ordinance would
NOT result in practical difficulties or unnecessary hardships inconsistent
with the general purposes and intent of the zoning regulations.
The strict application of the zoning ordinance would not result in either practical
difficulties or unnecessary hardships inconsistent with the purposes and intent of
the zoning regulations.
The subject project was originally proposed as a three
story, 54-foot, 11-inch high, 70,003 square foot commercial building with 57,099
square feet of creative office space on two levels, 6,160 square feet of retail and
restaurant development on the first floor and two levels of subterranean parking.
The structure occupied most of the surface of the subject lot. The environmental
clearance for the subject project determined that there was a high subsurface
water level for the subject project so it was determined to put in one level of
subsurface parking and place the remaining parking spaces from the second level
into mechanical stacking parking structures on the surface of the lot. This
necessitated the redesign of the structure so that approximately one third of the
surface of the lot would be occupied by the mechanical parking stackers and the
access ways to the stackers. This reduced the floor plate for the proposed building
by approximately one third. The solution for getting the same amount of floor area
into the structure was adding a fourth floor to it.
The reason for the variance is that Height District 1VL limits the height of
commercial buildings to three stories and 45 feet. In order to obtain the fourth floor
of the building there are two methods that can be pursued - a Zone Variance,
which was applied for, or a Zone and Height District Change to M1-1 which would
remove the VL height restriction of three stories and 45 feet. Such a height district
change would have eliminated the need for both the variance for the fourth floor
and the requested Adjustment to permit the 54-foot, 11-inch height of the proposed
building which would have been allowed by right.
The applicant's representative stated at the Public Hearing for the case that the
need for the fourth story was to add sufficient weight to the building to hold it in
place during heavy storm events which would affect the high water table under the
project.
The high water table was also used as a reason for not building the
second subterranean level of the parking garage.
While this is an interesting argument for the granting of the variance, the Zoning
Administrator is not approving the request. Floor Area Ratio is a determinant of
building intensity not the height of the building. The FAR for the structure would
remain the same whether or not, all things being equal, the building was built at
three or four stories. Whether the building was spread over three stories over the
full lot or four stories over two/thirds of it, the weight of the building would remain
the same. The real issue with building the structure with one or two stories of
subterranean parking is an engineering and cost issue. Buildings are built
throughout the Los Angeles basin on properties with high water tables. The entire
Miracle Mile District along Wilshire Boulevard is in an area with an extremely high
water table. Witness the nearby La Brea Tarpits in Hancock Park. This did not
prevent newer high and midrise buildings from being built on top of subterranean
levels as technology for doing so advanced over the last 70 years. There is no
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question that it is expensive to do, but expense is not a determinant for granting
variances especially when there is an alternative means of obtaining the same
result. An area wide zone and height district change, which would remove a
somewhat outdated floor and height restriction on all properties in the area, would
not result in granting a special privilege to the applicant, but would make the
removal of the height and floor restriction available to all property owners in the
area.
5.

There are No special circumstances applicable to the subject property such
as size, shape, topography, location or surroundings that do not apply
generally to other property in the same zone and vicinity.
All of the properties in the area have similar soil and water table problems. All of
the properties in the M1 zoned area to the south of Jefferson and Obama
Boulevards have the 1VL height district which limits new structures in the area to
a three story, 45-foot high limit. The problems which this project has in obtaining
its full 1.5:1 FAR are similar to all other properties in the area. Thus, there is
nothing particularly special to this property that is not shared by all other properties
in the area. Of the nineteen industrial properties in the area, ten are larger than
the site and nine are smaller.
Thus, the size of the property is consistent with
others in the vicinity and presents no special circumstance. All nineteen of the
properties are rectangular in shape except for one on the south side of the area
that is adjacent to a nearby bluff. All of them are flat and all are surrounded by
other industrial properties except for the ones along the eastern border of the area
which are adjacent to multiple-unit residential housing. All of the properties have
similar geologic soils under them. Thus, there is nothing that distinguishes the
property from others in the area that would make it necessary for a variance for a
fourth floor. The proper solution to the problem of building out the entire FAR of
the properties in the area is a zone and height district change which would afford
all of the properties in the area a similar height district that would allow for full
buildout of their sites.

6.

Such variance is Not necessary for the preservation and enjoyment of a
substantial property right or use generally possessed by other property in
the same zone and vicinity but which, because of such special
circumstances and practical difficulties or unnecessary hardships, is denied
the property in question.
As previously stated above, the subject property has nothing to distinguish it from
others in the vicinity. The granting of such a variance for a fourth floor on this
property would be giving the applicant a special privilege not granted to other
properties and owners in the area. The third paragraph of Section 12.27-D of the
LAMC states:
"A variance shall not be used to grant a special privilege or to permit a use
substantially inconsistent with the limitations upon other properties in the
same zone and vicinity. The Zoning Administrator may deny a variance if
the conditions creating the need for the variance were self-imposed."
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The other properties in the area roughly bounded by Jefferson and Obama
Boulevards, Lenawee Avenue, Bowcroft Street and Holdredge Avenue are all
zoned M1-1 VL. The three story and 45 foot height limit applies to all of them, and
they all have the same geologic substrata. There is nothing unusual that separates
this property from the other that would make it necessary to grant a fourth story to
a development. The Zoning Administrator is not saying that there is anything
wrong with such a request other than saying the filing of a variance to do so is the
improper application.
The granting of it would constitute a special privilege
granted to one property owner that is not available to others except through the
filing of a similar application.
The grant would be inconsistent with the
longstanding limitations on the properties in this area which have stood since the
Zoning Consistency program changed the Height District for the area from Height
District 1 to 1VL 29 years ago. This was done as a legislative act at a time that the
City was rezoning over one third of its properties to bring about Zoning Consistency
between the City's zoning and it's Land Use Element. Unfortunately, there is no
finding for the change and there was nothing in the West Adams-Baldwin HillsLeimert Park Community Plan that would have required such a change. The
proper request for remedying this situation would be for a zone and height district
change over the entire area so that all property owners are treated equally by the
zoning applied to their properties as happened with the original zone change.

7.

The granting of such variance will not be materially detrimental to the public
welfare or injurious to the property or improvements in the same zone or
vicinity in which the property is located.
The granting of the variance would not be materially detrimental to the public
welfare or injurious to other property in the area as the subject development will
have a consistent floor area ratio with other developments in the area. The issue
here is not injury to surrounding properties but the equity in giving one property
owner the right to a higher building that is denied to others unless they file for a
similar entitlement. Zoning should be consistent throughout the area with all
property owners treated equally with no special privileges being bestowed on one
property owner merely because he filed for a variance to overcome an obstacle to
a desired development.

8.

The granting of the variance will not adversely affect any element of the
General Plan.
The granting of the variance will not adversely affect any element of the General
Plan as there is no specific language in the West Adams-Baldwin Hills-Leimert
Park Community Plan which calls out for Height District 1VL in either the Plan text,
the footnotes or the Land Use Plan. This area has been zoned for the M1-1VL
Zone since the Zoning Consistency Program downzoned the area from Height
District No. 1 to 1VL. The issue once again is not any requirement of the Plan or
the Zoning scheme for the area but the equity in granting a special privilege to one
property owner that is not available to others in the area. A height district change
to Height District 1 with no limitations on height or floors but only on FAR would
be consistent with the Community Plan which does call for Height District 1 on
industrial properties except for some adjacent to light rail lines in the Plan area.
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ZONING ADMINISTRATOR'S ADJUSTMENT FINDINGS FOR AN INCREASE OF
LESS THAN 20% OF THE HEIGHT PERMITTED BY HEIGHT DISTRICT 1VL.

In order for an adjustment from the zoning regulations to be granted, all of the legally
mandated findings delineated in Section 12.28 of the Los Angeles Municipal Code must
be made in the affirmative. Following (highlighted) is a delineation of the findings and the
application of the relevant facts of the case to same;

9.

While site characteristics or existing improvements make strict adherence
to the zoning regulations impractical or infeasible, the project nonetheless
conforms with the intent of those regulations.
The Zoning Administrator agrees with the applicant on the issue of absolute
building height. The 45 foot height limit is usually applied to developments on strip
residential and commercial blocks along major and secondary highways that are
backed up by single family zoning. This is to avoid shade/shadow impacts and
the blocking of light and air into residential structures and yards. In this case, the
area is solidly industrial in nature and the 45-foot height limit is not needed for the
protection of single and multiple-family residential developments from tall
buildings. Any residential buildings in the area are over 500 feet to the east of the
site in Los Angeles or at the top of a bluff to the south in the City of Culver City.
The granting of the extra height for the structure is in conformance with the original
building design which was for a three story building with two levels of subterranean
parking. The reasons for the extra height remain the same. The development
of modern creative office space is in either new buildings with taller internal walls
or in adaptively reused industrial buildings with naturally tall interior wall space
because of the former industrial uses of the building. The additional height in the
three story building leads to a more interesting building form consistent with
modern urban design guidelines for such buildings and does not obstruct light or
air movement between buildings which is important when residential uses are
nearby. Because the request for the fourth floor was not granted in this case, the
increased permitted height will still result in an attractive building for creative office
space as originally attended by the applicant.
Condition No. 7 was placed in the Conditions of Approval to ensure that the
structure will not be built at a height that is higher than requested even if the
Department of Building and Safety asks for a clarification of the height which
results in a height greater than requested due to on-site grading resulting in a lower
grade level or any other reason. The application was for the maximum that can
be granted under an adjustment and any other height greater than this for any
reason would result in the need for a variance since the height would then be 20%
or greater than allowed by the zone.

10.

In light of the project as a whole, including any mitigation measures
imposed, the project's location, size, height, operations and other significant
features will be compatible with and will not adversely affect or further
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degrade adjacent properties, the surrounding neighborhood, or the public
health, welfare, and safety.

Though the project as a whole is taller than the adjacent one and two story
buildings in the area, it is consistent with the three story height limit of the area and
will be approximately 12 feet higher than the 45 foot limit. The structure itself will
be oriented toward Jefferson Boulevard and away from the surrounding industrial
buildings. The project does not result in a significant traffic impact for the area
and will provide shuttle service to the nearby Expo Light Rail Station at National
Boulevard and La Cienega Boulevard one half mile to the northwest of the site.
While the area is primarily industrial in nature, creative office uses are a permitted
use within the M1 Zone. Thus, it will not adversely affect nearby properties or
residential area to the east of the site.
11.

The project is in substantial conformance with the purpose, intent and
provisions of the General Plan, the applicable community plan and any
applicable specific plan.

The granting of the Adjustment will not adversely affect any element of the General
Plan as there is no specific language in the West Adams-Baldwin Hills-Leimert
Park Community Plan which calls out for Height District 1VL in either the Plan text,
the footnotes or the Land Use Plan. This area has been zoned for the M1-1VL
Zone since the Zoning Consistency Program downzoned the area from Height
District No. 1 to 1VL, but there was no specific finding that such a down zoning
was required by the Community Plan.
SITE PLAN REVIEW FINDINGS

The Site Plan Review application was dismissed because the approved project at 59,939
square feet does not meet the Site Plan Review threshold. There is an existing 20,059
square foot industrial/office building on the site which is to be demolished. Because there
is already the 20,000+ square foot building on the site, its square footage and traffic
impacts are subtracted from the new building's square footage. Thus, as approved, the
development will result in approximately 39,000 square feet of development which is
below the Site Plan Review Ordinance's 50,000 square foot industrial or commercial
threshold. Even if the applicant's requested structure at 69,483 square feet had been
approved, the project would still not have met the threshold. Thus, the Site Plan Review
portion of the case has been dismissed because it is unnecessary.
ADDITIONAL MANDATORY FINDINGS

12.

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 not
located in a flood zone.
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Inquiries regarding this matter should be directed to Michelle Carter, Planning Staff for
the Department of City Planning at (213) 978-1262.

CHARLES J.
Associate Zoning Administrator
CR:ON:MC
cc:

Councilmember Herb J. Wesson, Jr.
Tenth District
Adjoining Property Owners
Interested Parties

ENVIRONMENTAL
REPORT
ND, MND, CE

•
ENVIRONMENTAL ASSESSMENT FORM

THIS BOX FOR CITY PLANNING STAFF USE ONLY

Environmental Case Number:

Related Case Numbers:
Case Filed With (Print Name):
EAF Accepted By (Print Name):
All terms in this document are applicable to the singular as well as the plural forms of such terms.

Project Address 1: 5950 W. Jefferson Blvd, 3606 Holdrege Ave, 3612 Holdrege Ave.

Assessor's Parcel Number: 4204-008-014

---------------------------------

Major Cross Streets: Jefferson Blvd . / Rodeo Rd.

Community Plan Area: West Adams-Baldwin Hills-Leimer!

Council District: _C_D_-_10_ __

APPLICANT (if not Property Owner)

Name: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

Name: Dean Nucich

Company:_________________

Company: Urban Offerings

Address: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _

Address: 11400 W. Olympic Blvd . Suite 850

City: _ _ _ _ _ _ State: __ Zip Code: _ _ __

City: Los Angeles

E-Mail: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

E-Mail: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Telephone No.: _ _ _ _ _ _ _ _ _ _ _ _ _ __

Telephone No.: _ _ _ _ _ _ _ _ _ _ _ _ _ __

APPLICANT'S REPRESENTATIVE

1

PROPERTY OWNER

----------------------~----------State: CA Zip Code: 90064

ENVIRONMENT AL REVIEW CONSULT ANT

Name: Alexander Irvine

Name: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Company: Irvine & Associates, Inc.

Company: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Address: 633 W. 5th St. Suite 2800

Address : _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

City: Los Angeles

City: _ _ _ _ _ _ State: __ Zip Code: _ _ __

State: CA

Zip Code: 90071

E-Mail : alex@irvineassoc.com

E-Mail : _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Telephone No.: ~(2_1_3~)4_3_7_-_34_0_3_ _ _ _ _ _ _ __

Telephone No.: _ _ _ _ _ _ _ _ _ _ _ _ _ __

Project address must include all addresses on the subject site (as identified in ZIMAS ; http://zimas .lacity.org)

CP-1204 [11 .10.2016] Environmental Assessment Form Application

Page 1 of 11

OVERVIEW
CEQA, or the California Environmental Quality Act, is a statute that requires state and local agencies to identify the
significant environmental impacts of their actions and to avoid or mitigate those impacts, if feasible. CEQA requires
public agencies to conduct environmental review before making a determination on a project. The environmental review
process examines the potential impacts your project will have on the property and its surroundings, and makes
recommendations (mitigation measures) on how to minimize or reduce those impacts that are found to be significant.
The purpose of this application is to assist staff in determining the appropriate environmental clearance for your project.
Please fill out this form completely. Missing , incomplete or inconsistent information will cause delays in the processing
of your application .

1.

PROJECT DESCTIPTION
A.

Briefly describe the entire project and any related entitlements (e.g. Tentative Tract, Conditional Use, Zone
Change, etc.). The description must include all phases and plans for future expansion .
Demolition of an existing 20,059 sq. ft . industrial building , and the construction of a new mixeduse building containing approximatley 69,483 sq . ft . of floor area including 5,581 sq . ft. of retail
use, 59,509 sq . ft. of creative office use, and 4 ,393 sq . ft. of building services . The Applicant is
requesting a Zone Variance to permit four floors in lieu of the three floors permitted in the 1VL
hight district, a Zoning Administrator's Adjustment to permit a 19.99 percent increase in building
height to 53.99 feet, a Zoning Administrator's Adjustment to permit a 16.1 percent increase in
floor area with a FAR of 1.74:1, and a Site Plan Review for a building with over 50,000 sq . ft .

Additional information or Expanded Initial Study attached:

□ YES

[lJ NO

B. Will the project require certification, authorization , clearance or issuance of a permit by any federal , state ,
county, or environmental control agency, such as Environmental Protection Agency, Air Quality Management
District, Water Resources Board , Environmental Affairs, etc.?

D

YES

[lJ NO

If YES, please specify:

2.

EXISTING CONDITIONS
A. Project Site.
Lot Area : _3_9-',8_9_3
- _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ square feet
Net Acres : - - - - - - - - - - - - - - - -

Gross Acres: _0_.9_2_ _ _ _ _ _ _ _ __

B. Zoning/Land Use.
Existing

Proposed

Zoning

M1-1VL

M1-1VL

Use of Land

Industrial

Office/ Retail

Limited Industrial

Limited Industrial

General Plan Designation
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C. Structures.
1.

□ YES

Does the property contain any vacant structure?

IZI

NO

If YES , describe and state how long it has been vacant: _ _ _ _ _ _ _ _ __ _ __ _ _ _ _ __

2.

Will any structures be removed/demolished as a result of the project?
If YES, provide the number: 1

IZI

□ NO

YES

, type: _O_n_e_-_S_to_ry~ln_d_u_s_t_ria_l_ _ _ _ _ _ __

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ , total square footage: _2_0-'-,0_5_9_ _ _ _ _ _ _ _ _ _ _ __
and age: built in 1956

of structures to be removed .

If residential dwellings (apartments, single-family, condominiums etc.) are being removed indicate the
number of units: N/A

---------

D. Trees.
Are there any trees on the property, and/or within the public right-of-way next to the property, that will be

D

removed or impacted* as a result of the project?

YES

IZI

NO

If YES complete the following :
Tree
Status

Quantity
Existing

Quantity
Removed

Tree Types

Quantity
Relocated

Quantity
Replaced

Quantity
Impacted*

Non-Protected
(8" trunk diameter
and greater)

Oak Tree
(excluding Scrub Oak)

Protected
(4" trunk diameter
and greater

Southern California
Black Walnut
Western Sycamore
California Bay

* Impacted means that grading or construction activity will be conducted within five (5) feet of, or underneath
the tree's canopy.
Additional information attached:

□ YES

IZI

NO

If a protected tree (as defined in Section 17.02 of the LAMC) will be removed, replaced, relocated, or impacted,
a Tree Report is required.
E.

Slope. State the percent of property which is:
Less than 10% slope:

100%

10-15% slope: _ _ _ over 15% slope: _ _ _ _ __

If slopes over 10% exist, a Topographic Map will be required.
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F.

Grading. Specify the total amount of dirt being moved :

D

0-500 cubic yards

[Z] More than 500 cubic yards

If more than 500 cubic yards (indicate amount): _1_8_,2_5_0_ _ _ _ _ _ _ _ _ _ _ _ _ _ cubic yards

G. Import/Export. Indicate the amount of dirt to be imported or exported:
Imported : _ _ _ _ _ _ _ _ _ cubic yards

Exported : _1_8_
,2_5_0_ _ _ _ _ cubic yards

Location of disposal site: _O_u_ts_i_d_e_C_it~y_L_im_its_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Location of borrow site: Outside City Limits

----~-------------------------

Is the Project Site located within a Bureau of Engineering (BOE) Special Grading Area?

D

YES

[Z] NO

If YES, a Haul Route is required.

H. Hazardous Materials and Substances. Is the project proposed on land that is or was developed with a dry
cleaning , automobile repair, gasoline station , or industrial/manufacturing use, or other similar type of use that
may have resulted in site contamination?

[Z] YES

D

NO

If YES , describe: Phase 1 Study was prepared by HMC dated January 4, 2017.

If YES, a Phase I Environmental Site Assessment (ESA) is required.

I.

Historic, Cultural and/or Architecturally Significant Site or Structure. Does the project involve any
structures , buildings , street lighting systems , spaces , sites or components thereof which are designated or may
be eligible for designation in any of the following? If YES , please check and describe:

D

National Register of Historic Places: _N_/_A_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

D

California Register of Historic Resources : _N_/_A_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

D

City of Los Angeles Cultural Historic Monument: _N_/_A_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

D

Located within a City of Los Angeles Historic Preservation Overlay Zone (HPOZ): _N_/A
_ _ _ _ _ _ __

D

Identified on SurveyLA: _N_/A
_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

D

Identified in HistoricPlacesLA: N/A

---------------------------

Does the Project affect §I!Y structure 45 or more years old that does not have a local , state, or federal
designation for cultural or historic preservation?
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J.

Miscellaneous. Does the property contain any easements, rights-of-way, Covenant & Agreements , contracts ,
underground storage tanks or pipelines which restrict full use of the property?
IZl YES
D NO
If YES , describe: Easement for public utilities and drainage pur·poses, easement for storm drain purposes
recorded 10/28/ 1938 in Book 16178 Page 162 of Official Records

and indicate the sheet

number on your plans showing the condition: Sheet 3 AL TA Survey

3.

PROPOSED DEVELOPMENT
In the sections below, describe the entire project, not just the area in need of the entitlement request. If the project
involves more than one phase or substantial expansion or changes of existing uses, please document each portion
separately, with the total or project details written below. Attach additional sheets as necessary to fully describe
the project.
A. ALL PROJECTS
i.

Parking.
Vehicular Parking
Required: 139
- - - - - - - - - - + Guest:
Proposed: 176

---------

+ Guest: _ _ _ _ _ _ _ __

Bicycle Parking:

ii.

Required Long-Term : _1_6_ _ _ _ __

Required Short-Term : _9_ _ _ _ __

Proposed Long-Term : _1_6_ _ _ _ __

Proposed Short-Term: _9_ _ _ _ __

Height.
Number of stories (not including mezzanine levels) : _4_____ Maximum height: 53ft - 11 in .
Are Mezzanine levels proposed?

□ YES

IZl NO

If YES , indicate on which floor: _ _ _ _ _ __
If YES , indicate the total square feet of each mezzanine: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

New construction resulting in a height in excess of 60 feet may require a Shade/Shadow Analysis. This
does not apply to projects that are located within a Transit Priority Area (TPA) as defined by Zl-2452 (check
the Planning and Zoning tab in ZIMAS for this information http://ZIMAS.lacitv.org).

iii.

Project Size.
What is the total floor area of the project? _6_9_,4_8_3_ _ _ _ _ _ _ _ _ gross square feet

iv.

Lot Coverage. Indicate the percent of the total project that is proposed for:
Building footprint:
Paving/hardscape:
Landscaping :

70

%

_ _ __ __2_0_ _ _ _ __ %
_ _ _ _ _ _1_0______ %

v. Lighting . Describe night lighting of project: Lighting will be installed in accordance with
L.A.M .C. requirements , including shielded , accent, and security lighting.
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B. RESIDENTIAL PROJECT
If no portion of the project is residential check
i.

0-N/A and continue to next section

Number of Dwelling Units.
Single Family: _ _ _ _ _ _ , Apartment: _ _ _ _ _ _ _ , Condominium : _ _ _ _ _ _ _ __

ii.

iii.

Recreational Facilities. List recreational facilities for project: _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Open Space.
Does the project involve new construction resulting in additional floor area and units?

D

YES

D

Does the project involve six or more residential units?

0

YES

□ NO

NO

If YES to both , complete the following
Pursuant to LAMC 12.21.G

Required

Proposed

Common Open Space (Square Feet)
Private Open Space (Square Feet)
Landscaped Open Space Area (Square Feet)
Number of trees (24 inch box or greater)
iv.

Utilities. Describe the types of appliances and heating (gas, electric, gas/electric, solar) : _ _ _ _ __

v. Accessory Uses. Describe new accessory structures (detached garage, guest house, swimming pool ,
fence, stable, etc.) and/or additions: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

C. COMMERCIAL, INDUSTRIAL OR OTHER PROJECT
If the project is residential only check
i. Type of Use.

ii.

O -N/A and continue to next section

Mixed-Use Commercial (Office and Retail)

Project Size. Does the project only involve the remodel or change of use of an existing interior space or
leasehold?

□ YES

IZI NO

If YES, indicate the total size of the interior space or leasehold : _ _ _ _ _ _ _ _ _ square feet
iii.

Hotel/Motel. Identify the number of guest rooms: _N_/A
_ _ _ _ _ _ _ guest rooms

CP-1204 [11 .10.2016] Environmental Assessment Form Application
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iv.

Days of operation . ....;.T...c;B~D;.....__ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Hours of operation . TBD

------------------------------

v.

Special Events.

Will there be special events not normally associated with a day-to-day operation (e.g.

fund raisers , pay-for-view events, parent-teacher nights, athletic events, graduations)?

D

YES

lZI

NO

If YES , describe events and how often they are proposed No tenants have been secured at this time
therefore no special events are currently anticipated .

vi.

v.

4.

Occupancy Limit. Total Fire Department occupancy limit: _T_B_D_ _ _ _ _ _ _ __
a.

Number of fixed seats or beds _N_/A
_ _ _ _ _ _ _ __

b.

Total number of patrons/students _T_B_D_ _ _ _ _ _ __

c.

Number of employees per shift _T_B_D_ __ _ __ , number of shifts _T_B_D_ _ _ __ __

d.

Size of largest assembly area N/A

square feet

Security. Describe security provisions for the project --'S--'e....;.c..c..u_rit....._y_l.....
ig.__h_tin~g...____ _ _ _ _ _ _ _ _ _ __

SELECTED INFORMATION
A.

Circulation. Identify by name all arterial road types (i .e. Boulevard I, II , Avenue I, 11 , Ill) and freeways within
1,000 feet of the proposed Project; give the approximate distances (check http ://navigatela .lacity.org for this
information) . Jefferson Blvd (Avenue II ; ROW - 86', Roadwidth-56'),Distance : 10 ft
Higuera St (Avenue I; ROW - 100', Roadwidth - 70') Distance: 270 ft .
Rodeo Rd (Modified Avenue I; ROW - 102', Roadwidth - 78') Distance: 270 ft .

B. Green building certification. Will the project be LEED-certified or equivalent?

lZI

□ NO

YES

If YES , check appropriate box:

D

Certified

IZI

Equivalent

D

Silver

□ Gold

C. Fire sprinklers. Will the Project include fire sprinklers?

CP-1204 [11 .10.2016] Environmental Assessment Form Application
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5.

CLASS 32 URBAN INFILL CATEGORICAL EXEMPTION (CE) REQUEST
The Class 32 "Urban Infill" Categorical Exemption (Section 15332 of the State CEQA Guidelines), is available for
development within urbanized areas. This class is not intended to be applied to projects that would result in any
significant traffic, noise, air quality, or water quality impacts .

D

Check this box if you are requesting a Class 32 Exemption, and:

D

You have read DCP's Specialized Instructions for the Class 32 Categorical Exemption (CP-7828) and,

D

You have submitted the written justifications identified in the Specialized Instructions, and any supporting
documents and/or technical studies to support your position that the proposed Project is eligible for the
Class 32 Exemption and the project does not fall under any of the Exceptions pursuant to CEQA Section
15300.2.

Note that requesting the Urban Infill CE does not guarantee that the request will be accepted. The City may require
additional studies and information if necessary to process the CE . The City reserves all rights to determine the
appropriate CEQA clearance, including using multiple clearances and requiring an EIR if necessary.

CP-1204 [11 .10.2016] Environmental Assessment Form Application
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APPLICANT/CONSULTANT'S AFFIDAVIT
OWNER MUST SIGN AND BE NOTARIZED,
IF THERE IS AN AGENT, THE AGENT MUST ALSO SIGN AND BE NOTARIZED
CONSULTANT/AGENT
I, (print name) ACt>cA,.,/f>(t'- _I,,._.,,,.,/£
Signature

7

~

being duly sworn, s e that the statements and information, including plans and other attachments, contained in this
Environmental Assessment Form are in all respects true and correct to the best of my knowledge and belief. I hereby certify
that I have fully informed the City of the nature of the Project for purposes of the California Environmental Quality Act
(CEQA) and have not submitted this application with the intention of segmenting a larger Project in violation of CEQA. I
understand that should the City determine that the Project is part of a larger Project for purposes of CEQA; the City may
revoke any approvals and/or stay any subsequent entitlements or permits (including certificates of occupancy) until a full
and complete CEQA analysis is reviewed and appropriate CEQA clearance is adopted or certified.

Space Below for Notary's Use
California All-Purpose Acknowledgement

Civil Code Section 1189

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document, to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California
County of
On ()

L bS A:~ les

(lob~( I OJ l/) l 1

before me,

bes S ~
(Insert

Dt:etv'\

A LVOt.,'(e.:2- 1 No fg Y-:t

ame of Notary Public and Title)

Pu. lol {C

D~v,cl Nuc...i'c,V\

.

personallyappeared
who
proved to me on the basis of satisfactory evidence to be the person(, ) whose name(~ {§)are subscribed to the within
instrument and acknowledged to me that @ sheLtt.ley-executed the same ir@/h~
authorized capacit~
and that
by ~
signature~ ) on the instrument the personf ), or the entity upon behalf on which the person(P, acted,
executed the instrument.
I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and
correct.
WITNESS my hand and official seal.

~~)
gnature

v

BESSY ALVAREZ ·

J•

I

o o u e e .,
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Notary Public • Clllfornta
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S°T'! te=t: L5L2!1:f
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ACKNOWLEDGMENT
A notary public or other officer completing this
certificate verifies only the identity of the individual
who signed the document to which this certificate is
attached, and not the truthfulness, accuracy, or
validitv of that document.
State of California
County of

on

Los Angeles

October 13, 2017

before me,

Esther Dederick Wilkes, a Notary Public
(insert name and title of the officer)

personally appeared _A_l_e_xa_n_d_e_r_I_rv_i_n_e____________________
who proved to me on the basis of satisfactory evidence to be the person-'8)"'whose name~ ista,:e
subscribed to the within instrument and acknowledged to me that he/she/they executed the same in
his/,bei:Meir authorized capacity~ ). and that by his/hefftneir signature(-s? on the instrument the
persoll-'8r. or the entity upon behalf of which the person~
cted , executed the instrument.
I certify under PENAL TY OF PERJURY under the laws of the State of California that the foregoing
paragraph is true and correct.

--- ----- -

WITNESS my hand and official seal.

(Seal)

---

--

MASTER LAND USE
APPLICATION

APPLICATIONS :

DEPARTMENT OF CITY PLANNING APPLICATION

THIS BOX FOR CITY PLANNING STAFF USE ONLY

LA

Case Number

20 l 7 -= ~

.J (bu --2.:v-ZAA- ZA-~-sfK_

Env. Case Number
Application Type
Case Filed With (Print Name)

---bL."'.. . Ta,'
.<-1----"--"-'_.v
(\!_,_,_tL
_ <R,
_ o_LA._'I'-------

Date Filed

l:>..

[w 1,s

Application includes letter requesting :
□ Waived hearing

□ Concurrent hearing
Related Case Number

□ Hearing not be scheduled on a specific date (e.g. vacation hold)

Provide all information requested. Missing, incomplete or inconsistent information wf/1 cause delays.
All terms in this document are applicable to the singular as well as the plural forms of such terms.
Detailed filing instructions are found on form CP-7810

1.

PROJECT LOCATION

Unit/Space Number _ _ __

Street Address 1 5950 W. Jefferson Blvd, 3606 Holdrege

Legal Description 2 (Lot, Block, Tract) """'L-'-o""'-t_1-'-o_f_T"""ra"""c_tT_R_2_2_1_5_1_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Assessor Parcel Number 4204-008-014

39 893
---------------- Total Lot Area -~----------

2.

PROJECT DESCRIPTION

Present Use Industrial Building
Proposed Use Mixed-Use Retail/ Creative Office Building
Project Name (if applicable) -"5-'-9..:..50.:-.c..J..:..eff'--e"-r-'-so..:..n_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Describe in detail the characteristics, scope and/or operation of the proposed project ~S'"'e'"'e_E=x~h""i=b~
it_"A~"- - - - - -

Additional information attached

121 YES

□ NO

Complete and check all that apply:
Existing Site Conditions
□

Site is undeveloped or unimproved (i.e. vacant)

Iii Site has existing buildings (provide copies of building
permits)

1
2

□

Site is located within 500 feet of a freeway or railroad

□ Site is located within 500 feet of a sensitive use (e.g.

school, park)

Street Addresses must include all addresses on the subject/application site (as identified in ZIMAS-http:l/zimas.lacity.org)
Legal Description must include all contiguously owned properties (even if they are not a part of the proposed project site)

CP-7771 .1 [revised 04/24/2018]
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IZI Site is/was developed with use that could release
hazardous materials on soil and/or groundwater (e.g.
dry cleaning, gas station , auto repair, industrial)

□ Site has special designation (e.g. National Historic

Proposed Project Information

□

(Check all that apply or could apply)

Register, Survey LA)

Removal of protected trees on site or in the
public right of way

121 Demolition of existing buildings/structures

121 New construction: _6_9-=--,4_8_3_ _ _ _ _square feet

□ Relocation of existing buildings/structures

□ Accessory use (fence, sign, wireless, carport, etc.)

□ Interior tenant improvement

□ Exterior renovation or alteration

□ Additions to existing buildings

IZI Change of use and/or hours of operation

121 Grading

□ Haul Route

□ Removal of any on-site tree

□ Uses or structures in public right-of-way

□ Removal of any street tree

□ Phased project

Housing Component Information
Number of Residential Units:

Existing

Number of Affordable Units 4

Existing

Number of Market Rate Units

Existing

N/A
N/A
N/A

- Demolish(ed) 3
Demolish( ed)
Demolish( ed)

Mixed Use Projects, Amount of Non-Residential Floor Area:

N/A
N/A
N/A

+ Adding
+ Adding
+ Adding

N/A
N/A
N/A

69,483

= Total
= Total
= Total

N/A
N/A
N/A

square feet

Public Right-of-Way Information
Have you submitted the Planning Case Referral Form to BOE? (required) tzl YES □ NO
Is your project required to dedicate land to the public right-of-way? □ YES IZI NO
If so, what is/are your dedication requirement(s)? ____ ft.
If you have dedication requirements on multiple streets, please indicate: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
3.

ACTION(S) REQUESTED

Provide the Los Angeles Municipal Code (LAMC) Section that authorizes the request and (if applicable) the LAMC
Section or the Specific Plan/Overlay Section from which relief is sought; follow with a description of the requested action.
Does the project include Multiple Approval Requests per LAMC 12.36?

□ YES

D NO

Authorizing Code Section _L_A_M_C_12_._2_1_.A_._2_._ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Code Section from which relief is requested (if any) : _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Action Requested, Narrative: Request for a Zoning Administrator's Interpretation regarding use of mechanical lift
parking in a public parking lot for office uses related to case# ZA-2017-4169-ZAA-SR-ZV-SPR

Authorizing Code Section - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - Code Section from which relief is requested (if any): _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Action Requested, Narrative:

Additional Requests Attached

3
4

□ YES

IZI NO

Number of units to be demolished and/or which have been demolished within the last five (5) years .
As determined by the Housing and Community Investment Department

CP-7771 .1 [revised 04/24/2018]

Page 2 of8

4.

RELATED DEPARTMENT OF CITY PLANNING CASES

Are there previous or pending cases/decisions/environmental clearances on the project site?

Ill YES

~

NO

If YES, list all case number(s) ZA-2017-4169-ZAA-SR-ZV-SPR / ENV-2017-4170-EAF

If the application/project is directly related to one of the above cases, list the pertinent case numbers below and
complete/check all that apply (provide copy).
Case No.

Ordinance No.:

□

Condition compliance review

□

Clarification of Q (Qualified) classification

□

Modification of conditions

□

Clarification of D (Development Limitations) classification

□

Revision of approved plans

□

Amendment to T (Tentative) classification

□

Renewal of entitlement

□

Plan Approval subsequent to Master Conditional Use

For purposes of environmental (CEQA) analysis, is there intent to develop a larger project?

□ YES

□ NO

Have you filed, or is there intent to file, a Subdivision with this project?

□ YES

□ NO

If YES, to either of the above, describe the other parts of the projects or the larger project below, whether or not currently
filed with the City:

5.

RELATED DOCUMENTS/ REFERRALS

To help assigned staff coordinate with other Departments that may have a role in the proposed project, please provide
a copy of any applicable form and reference number if known .
a.

Specialized Requirement Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

b.

Geographic Project Planning Referral _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

c.

Citywide Urban Design Guidelines Checklist_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

d. Affordable Housing Referral Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
e. Mello Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
f.

Unpermitted Dwelling Unit (UDU) Inter-Agency Referral Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

g.

HPOZ Authorization Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

h.

Management Team Authorization _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

i.

Expedite Fee Agreement

j.

Department of Transportation (DOT) Referral Form _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

k.
I.

Order to Comply _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Bureau of Engineering (BOE) Planning Case Referral Form (PCRF) _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

m. Building Permits and Certificates of Occupancy _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

0.

n.

Hillside Referral F o r m - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - - Low Impact Development (LID) Referral Form (Storm water Mitigation) _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

p

Proof of Filing with the Housing and Community Investment Department _ _ _ _ _ _ _ _ _ _ _ _ _ __

q. Are there any recorded Covenants, affidavits or easements on this property?
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PROJECT TEAM INFORMATION

(Complete all applicable fields)

Applicant 5 name _D_e_a_n_N_uc_i_c_h_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Company/Firm

5950 Jefferson LLC

Address:

11400 W. Olympic Blvd .

City

_L_o_s_A_n~g_e_le_s_ _ _ _ _ _ _ _ _ _ _ _ State_C_A_ _ _ _ _ _ Zip Code: _9_0_06_4_ _ _ _ _ _ __

Unit/Space Number _8_5_0_ __

Telephone _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ E-mail:_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Are you in escrow to purchase the subject property?

Property Owner of Record

Ill Same as applicant

□ YES

121 NO

□ Different from applicant

Name (if different from applicant)
Address

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ Unit/Space Number _ _ __

City

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ State_ _ _ _ _ _ _ Zip Code: _ _ _ _ _ _ _ _ _ __

Telephone _ _ _ __ _ __ _ _ _ _ _ _ _ _ _ E-mail:_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Agent/Representative name ~T--'im-'-'-'-o-"-th'""y--'M-'-'-'-o'""'ra=n'------------------------------Company/Firm

Irvine & Associates Inc.

Address:

~6~6~0_S~.--'F--'i=q=u~er~o~a~---------------------- Unit/Space Number _1_7~8~0_ _

City

Los Angeles

State_C_A_ _ _ _ _ _ Zip : 90017
E-mail : tim@irvineassoc.com

Telephone (213) 437-3403

Other (Specify Architect , Engineer, CEQA Consultant etc.) _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __
Name------------------------------------------Company/Firm
Address :

_ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ Unit/Space Number _ _ __
State_ _ _ _ _ _ _ Zip Code: _ _ _ _ _ _ _ _ _ __

City

Telephone _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __ E-mail: _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Primary Contact for Project Information
(select only one)

□ Owner

□ Applicant

Ill Agent/Representative

□ Other

To ensure notification of any public hearing as well as decisions on the project, make sure to include an individual mailing
label for each member of the project team in both the Property Owners List, and the Abutting Property Owners List.

5 An applicant is a person with a lasting interest in the completed project such as the property owner or a lessee/user of a project. An
applicant is not someone filing the case on behalf of a client (ie. usually not the agenUrepresentative) .

CP-777 1.1 [revised 04/24/2 018]
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PROPERTY OWNER
7.

PROPERTY OWNER AFFIDAVIT. Before the application can be accepted, the owner of each property involved must provide
a notarized signature to verify the application is being filed with their knowledge. Staff will confirm ownership based on
the records of the City Engineer or County Assessor. In the case of partnerships, corporations, LLCs or trusts the agent
for service of process or an officer of the ownership entity so authorized may sign as stipulated below.

•

Ownership Disclosure. If the property is owned by a partnership, corporation, LLC or trust, a disclosure
identifying the agent for service or process or an officer of the ownership entity must be submitted . The
disclosure must list the names and addresses of the principal owners (25% interest or greater). The signatory
must appear in this list of names. A letter of authorization, as described below, may be submitted provided the
signatory of the letter is included in the Ownership Disclosure. Include a copy of the current partnership
agreement, corporate articles, or trust document as applicable.

•

Letter of Authorization (LOA). A LOA from a property owner granting someone else permission to sign the
application form may be provided if the property is owned by a partnership, corporation, LLC or trust or in rare
circumstances when an individual property owner is unable to sign the application form . To be considered for
acceptance, the LOA must indicate the name of the person being authorized the file, their relationship to the
owner or project, the site address, a general description of the type of application being filed and must also
include the language in items A-D below. In the case of partnerships, corporations, LLCs or trusts the LOA
must be signed and notarized by the authorized signatory as shown on the Ownership Disclosure or in the case
of private ownership by the property owner. Proof of Ownership for the signatory of the LOA must be submitted
with said letter.

•

Grant Deed. Provide a Copy of the Grant Deed If the ownership of the property does not match City Records
and/or if the application is for a Coastal Development Permit. The Deed must correspond exactly with the
ownership listed on the application.

•

Multiple Owners. If the property is owned by more than one individual (e.g. John and Jane Doe or Mary Smith
and Mark Jones) notarized signatures are required of all owners.

a.

I hereby certify that I am the owner of record of the herein previously described property located in the City of Los
Angeles which is involved in this application or have been empowered to sign as the owner on behalf of a
partnership, corporation, LLC or trust as evidenced by the documents attached hereto.

b.

I hereby consent to the filing of this application on my property for processing by the Department of City Planning.

c.

I understand if the application is approved, as a part of the process the City will apply conditions of approval which
may be my responsibility to satisfy including, but not limited to, recording the decision and all conditions in the
County Deed Records for the property.

d.

By my signature below, I declare under penalty of perjury under the laws of the State of California that the foregoing
statements are true and correct.

Property Owner's signatures must be signed/notarized in the presence of a Notary Public.
The City requires an original signature from the property owner with the "wet" notary stamp.
A
{Y Acknowlepg
ent is available for your convenience on following page.
Date ___;\>..2=-\
. : : ,1. --l\-+
,-..!.-.\.:...,_\-=--

Signature _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

Date _ _ _ _ _ _ _ _ __

Print Name _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ _ __

CP-7771 .1 [revised 04/24/2018)
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Space Below For Notary's Use

Civil Code ' 1189

California All-Purpose Acknowledgement

A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document, to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California
County of

A lvarez_,

Noiz:tN

beforeme, 13e..SS '::f
(Insert Name of Notary Public and Title)

N lAL l

Vvt..\ol(6

,

personally appeared
who
proved to me on the basis of satisfactory evidence to be the person(i) whose name ) is/.aresubscribed to the within
instrument and acknowledged to me that he/SReAAey executed the sarJ~ in h i s / ~ authorized capacityvesj, and that
by his/l,erltlrei1 signatureW on the instrument the person~ , or the entity upon behalf on which the perso~
acted ,
executed the instrument.

I certify under PENALTY OF PERJURY under the laws of the State of California that the foregoing paragraph is true and
correct.

~~
Signature

CP-7771 .1 [revised 04/24/2018]
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(Seal)
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APPLICANT
8.

A separate signature from the applicant, whether they are the property owner or not, attesting
to the following, is required before the application can be accepted.

APPLICANT DECLARATION.

a. I hereby certify that the information provided in this application, including plans and other attachments, is accurate
and correct to the best of my knowledge. Furthermore, should the stated information be found false or insufficient
to fulfill the requirements of the Department of City Planning, I agree to revise the information as appropriate.
b. I hereby certify that I have fully informed the City of the nature of the project for purposes of the California
Environmental Quality Act (CEQA) and have not submitted this application with the intention of segmenting a larger
project in violation of CEQA. I understand that should the City determine that the project is part of a larger project
for purposes of CEQA, the City may revoke any approvals and/or stay any subsequent entitlements or permits
(including certificates of occupancy) until a full and complete CEQA analysis is reviewed and appropriate CEQA
clearance is adopted or certified.
c.

I understand that the environmental review associated with this application is preliminary, and that after further
evaluation, additional reports, studies, applications and/or fees may be required . .

d. I understand and agree that any report, study, map or other information submitted to the City in furtherance of this
application will be treated by the City as public records which may be reviewed by any person and if requested , that
a copy will be provided by the City to any person upon the payment of its direct costs of duplication.
e.

I understand that the burden of proof to substantiate the request is the responsibility of the applicant. Additionally,
I understand that planning staff are not permitted to assist the applicant or opponents of the project in preparing

arguments for or against a request.
f.

I understand that there is no guarantee, expressed or implied, that any permit or application will be granted.
understand that each matter must be carefully evaluated and that the resulting recommendation or decision may
be contrary to a position taken or implied in any preliminary discussions.

g. I understand that if this application is denied, there is no refund of fees paid.
i.

I understand and agree to defend, indemnify, and hold harmless, the City, its officers, agents, employees, and
volunteers (collectively "City), from any and all legal actions, claims, or proceedings (including administrative or
alternative dispute resolution (collectively "actions") , arising out of any City process or approval prompted by this
Action , either in whole or in part. Such actions include but are not limited to: actions to attack, set aside, void, or
otherwise modify, an entitlement approval, environmental review, or subsequent permit decision; actions for
personal or property damage; actions based on an allegation of an unlawful pattern and practice; inverse
condemnation actions; and civil rights or an action based on the protected status of the petitioner or claimant under
state or federal law (e.g. ADA or Unruh Act). I understand and agree to reimburse the City for any and all costs
incurred in defense of such actions. This includes, but it not limited to, the payment of all court costs and attorneys'
fees, all judgments or awards, damages, and settlement costs. The indemnity language in this paragraph is
intended to be interpreted to the broadest extent permitted by law and shall be in addition to any other
indemnification language agreed to by the applicant.

i.

By my signature below, I declare under penalty of perjury, under the laws of the State of California, that all
statements contained in this application and any accompanying documents are true and correct, with full knowledge
that all statements made in this application are subject to investigation and that any false or dishonest answer to
any question may be grounds for denial or subsequent revocation of license or permit.

The City requires an original signature from the applicant. The applicant's signature below does not need to be notarized.

Signature: - -7""":-;'--i>-===--- --->-~..::....::~......- - - - - - - - - - -

"2_\___l3....,_,_\\..8..___
.,

Date: ----'\ __

Print Name:

CP-7771 .1 [revised 04/24/2018]
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'

~1.

ACTIONS REQUESTED

5950 Jefferson, LLC ("the Applicant") requests the following discretionary approvals to construct a new fourstory, mixed-use building with approximately 69,483 square feet of floor area, with 59,509 square feet of
creative office space, 5,581 square feet of retail space, and 4,393 square feet for building services.
1) Pursuant to L.A.M.C. Section 12.27, the Applicant requests approval of a Zone Variance, to permit a
4-story commercial building in lieu of the 3-stories of commercial permitted within height district 1VL.
2) Pursuant to L.A.M.C. Section 12.28, the Applicant requests approval of a Zoning Administrator
Adjustment, to increase the height of the building 19.99% from the permitted 45 feet to 53 feet, 11
inches.
3) Pursuant to L.A.M.C. Section 12.28, the Applicant requests approval of a Zoning Administrator
Adjustment, to increase the Floor Area Ratio (FAR) of the building by 16.1% from the permitted 1.5:1
FAR to 1.74:1 FAR.
4) Pursuant to L.A.M.C. Section 16.05, the Applicant requests Site Plan Review for a development project
that results in an increase of 50,000 gross square feet of non-residential floor area.

Note: Pursuant to various sections of the LAMC, the Applicant will request administrative approvals and
permits from the Building and Safety Department and other municipal agencies for Project construction
actions, including but not limited to the following: demolition, excavation , shoring, grading , foundation ,
building , haul route, street tree removal , and tenant improvements.
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II.

PROJECT DESCRIPTION

The Applicant proposes to demolish an existing 20,059 square feet commercial building and construct a new
mixed-use building with approximately 69,483 square feet of floor area. The Proposed Project would contain
59,509 square feet of creative office space, 5,581 square feet of retail space and 4,393 square feet for
building services (the "Proposed Project"). The Proposed Project would observe a maximum height of 53' 11 " feet.
The Project would revitalize an underutilized industrial property by developing a new mixed-use (retail and
office) building and would contribute to the economic growth of the City of Los Angeles. The area surrounding
the Project Site has been historically dominated by industrial development. However, it is increasingly
becoming more popular to have renovated industrial buildings occupied with creative workspaces for
architecture, technology, and entertainment firms. The largest of these uses is the UCLA IDEAS campus,
which is located southeast of the Project Site. Additionally, the Jefferson Palms business park is located to
the northeast, the Platform creative office building and the Hayden Tract creative office campus are located
to the northwest.
The Project Site is located within the Leimert Park, Baldwins Hills, and West Adams Community Plan area.
The Proposed Project seeks to enhance and improve upon the existing variety of businesses within the
established commercial , industrial area and to provide much needed new creative office space for new
creative types, and "clean" industry. The Proposed Project would also further the Community Plan's objective
for the "introduction of contextual new infill construction in areas such as the Hyde Park Industrial Corridor"
(West Adams - Baldwin Hill - Leimert Community Plan).
The Proposed Project would provide 10,955 square-feet of open space within balconies, outdoor areas, and
an open terrace. Common open space is not required for commercial uses; however, the Applicant believes
having common open space would benefit the occupants of the new mixed-use building and would enhance
their work experience.
Project Location and Zoning
The Project Site is an irregularly shaped, level, approximately 39,864 square-foot parcel, located at 5950 W
Jefferson Blvd, 3606 S Holdrege Ave, and 3612 Holdrege Ave, within the West Adams - Baldwin Hills -
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Leimert Community Plan Area . The Project Site is comprised of one tax parcel (APN: 420-400-8014). The
Project Site is zoned M1-1 VL and maintains a General Plan Land Use designation of Limited Industrial.
The Project Site is located within the jurisdiction of the South Los Angeles Area Planning Commission, the
Empowerment Congress West Area Neighborhood Council, Council District 10 - Councilmember Herb
Wesson , and Census Tract 2360.
Lot Area
The Project Site maintains a pre-dedicated lot area of approximately 39,893 square feet (0.915 acres).
Floor Area
The Project would include approximately 69,483 square feet of new floor area. The Applicant has requested
a Zoning Administrator's Adjustment for a 19.99% increase in FAR from 1.5: 1 to 1.79:1. The Project would
include 5,581 square feet of retail space and 59,509 square feet of creative office space, and 4,393 square
feet for building services.
Open Space
Commercial developments are not required to provide open space; however, the Project would include a total
of 10,955 square feet of open space. 6,394 square feet of open space would be located on the ground floor,
2,152 square feet of open space would be located on the second floor within balconies and an open terrace,
and 2,409 square feet of open space would be located on the fourth floor on balconies.
Parking
The Project requires a total of 139 automobile parking spaces by utilizing the 2 spaces per 1000 square feet
ratio parking rate consistent with the provisions of the Enterprise Zone. The Project would provide 151
automobile parking spaces within one subterranean level and on the ground-level utilizing parking stackers.
The Project would provide a total of 176 spaces, including 68 standard, 9 compact, 7 ADA stalls and 92
parking spaces on stackers. Bicycle parking would also be provided consistent with the requirements of the
Los Angeles Municipal Code (LAMC 12.21.A.16), with a total of 25 spaces including 16 long-term and 9 shortterm spaces provided on the ground level.
Transit
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The Project Site is serviced by the Culver City Bus System (bus number 4 and 5) and is just over one halfmile southwest from the La Cienega and Jefferson Rail Station with access to Expo Line. The Expo line
provides services to Downtown Santa Monica and to the 7th & Metro Center in Downtown Los Angeles which
serves as the nexus of the majority of the region 's rail lines including the Blue Line, Expo Line, Purple Line
and Red Line, linking the Project to several of the region 's job centers including Long Beach, Culver City,
Koreatown , the Wilshire Corridor, Hollywood , and North Hollywood.
STREETS AND CIRCULATION

Holdrege Ave - Adjoining the property on the west, Holdrege Ave . is a designated Local Street. Per the
Mobility Plan 2035, Local Streets are required to provide a right-of-way width of 60 feet and a 36-foot roadway
width . Holdrege Ave currently provides a roadway width of 40 feet and two 10-foot sidewalks.
Jefferson Blvd - Adjoining the property on the north , Jefferson Blvd. is a designated Avenue II. Per the
Mobility Plan 2035, an Avenue II is required to provide a right-of-way width of 86 feet with a 56-foot roadway
width. Jefferson Blvd. currently provides an approximately 100 ft. right-of-way width and 80 ft. roadway width.
SURROUNDING PROPERTIES
North: 1 story retail warehouse zoned MR1-1 VL across Jefferson Blvd.
South: 1-story retail warehouse zoned M1-1VL.

East: 2-story retail warehouse zoned M1-1 VL.
West: 1-story commercial building zoned M1-1 VL across Holdrege Ave.
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111.

FINDINGS FOR ZONING VARIANCE (ZV) PURSUANT TO LAMC SECTION 12.27.
1. EXPLAIN WHY THE STRICT APPLICATION OF THE ZONE CODE WOULD RESULT IN
PRACTICAL DIFFICULTIES OR UNNECESSARY HARDSHIPS INCONSISTENT WITH THE
GENERAL PURPOSES AND INTENT OF THE ZONING REGULATIONS.

A Geotechnical Investigation Report was prepared for the proposed project by GEO-ETKA, INC, on
November 7, 2016. The project site was investigated in order to determine the geotechnical properties of
subsurface soil conditions, to evaluate their in-place characteristics, evaluate site seismicity, and to provide
geotechnical recommendations with respect to site grading and for design and construction of building
foundations and other site improvements.
According to the Geotechnical Investigation Report, groundwater was encountered during exploratory
borings at 10-feet below ground surface, and that fluctuations of the groundwater table, localized zones of
perched water, and the rise in soil moisture content should be anticipated during the rainy season.
Due to the high-water table on site (~-10 ft. below grade), the previously proposed building construction of
three-levels would not be heavy enough to counteract the hydrostatic uplift pressure from the water table,
and the building could rise out of the ground during a historic "high water" event. The Applicant has consulted
with their Architect, Civil Engineer, and Geologist to discuss possible design options to address the additional
construction requirements generated by the high groundwater level that are the least invasive, and least time
consuming.
One option that was explored would be utilizing dewatering pumps to remove groundwater during the
construction of the foundation of the building . It was determined that this option is only a temporary solution
and that it would require putting pumps into the ground . As stated above, fluctuations in the groundwater
during rainy seasons are anticipated which can lead to an increase in soil moisture content, which means
that the process of dewatering would have to repeated throughout the life of the building.
Another option that was explored was to utilize "tension piles". To counteract the uplift forces from the historic
high-water table, the structural engineer (Holmes Structures) would have to design 200 "tension piles" to
anchor the building foundation to the bedrock and prevent uplift of the proposed structure . The increased
costs associated with materials and construction methods for the "tension piles", enhanced foundation design
and construction sequencing are a hardship on the project, making it infeasible to build subterranean parking
across the entire site. It was determined that this option was not feasible as the weight of the new mixed-use
building with three floors would not weigh enough in order to allow it to sit freely without the tension piles.
The final option and the most practical and efficient option is to increase the number of floors in the proposed
building from three to four. By incorporating an additional story into the building , the structural weight of the
building increase to a level in which it would not require tension piles to be anchored to the foundation.
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The building at three stories, restricted by the height district, would requ ire two levels of subterranean parking.
That additional depth of the garage creates additional uplift forces (from hydrostatic pressure) which cannot
be counterbalanced by the building weight, and therefore, would require 200 individual tension piles to anchor
the building to the earth, which would be option #2.
At four stories, the Applicant would be able to reduce the subterranean depth to one level, which
exponentially reduces uplift forces . Additionally, the weight of the building above the one level subterranean
would be sufficient to prevent the building from rising out of the ground from the water table pressure. Limiting
the Project to three stories while maintaining the same height would result in practical difficulties inconsistent
with the general purposes and intent of the zoning regulations.
The project site is zoned M1-1 VL. The 1VL height district limits properties within the M zone to three stories
and 45-feet. However, buildings within the same height district that are used entirely for residential uses (and
ground floor commercial in RAS zones) are only limited as to height and not stories.
The Applicant has taken several design options into consideration and has revised the proposed project to
incorporate an additional story within the same maximum permitted height as would otherwise be permitted
if this were an entirely residential building . The general purpose and intent of the regulations are to limit uses
to specific zones in order to comply with the general plan and provide compatibility between respective
properties. Such regulations, however, are written on a citywide basis and cannot take into account individual
unique characteristics of a specific property as well as consider dynamic changes in the economy and the
use of land. Wh ile this system generally works well , there will on occasion be the need for exceptions to the
zoning code. Limiting the Project to three stories while maintaining the same height creates an unnecessary
hardship, inconsistent with the general purposes and intent of the zoning regulations. Therefore, the Zone
Variance entitlement process is available to provide needed adjustments to the zoning restrictions.
2. DESCRIBE THE SPECIAL CIRCUMSTANCES APPLICABLE TO THE SUBJECT PROPERTY
SUCH AS SIZE, SHAPE, TOPOGRAPHY, LOCATION OR SURROUNDINGS THAT DO NOT
APPLY GENERALLY TO OTHER PROPERTY IN THE SAME ZONE AND VICINITY.
As stated above, A Geotechnical Investigation Report was prepared for the proposed project by GEO-ETKA,
INC, on November 7, 2016. The project site was investigated in order to determine the geotechnical
properties of subsurface soil conditions, to evaluate their in-place characteristics , evaluate site seismicity,
and to provide geotechnical recommendations with respect to site grading and for design and construction
of building foundations and other site improvements. According to the Geotechnical Investigation Report,
groundwater was encountered during exploratory borings at 10-feet below ground surface, and that
fluctuations of the groundwater table, localized zones of perched water, and the rise in soil moisture content
should be anticipated during the rainy season .
One option that was explored would be utilizing dewatering pumps to remove groundwater during the
construction of the foundation of the building . It was determined that this option is only a temporary solution
and that it would require putting pumps into the ground . As stated above, fluctuations in the groundwater
5950 W. Jefferson Blvd
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during rainy seasons are anticipated which can lead to an increase in soil moisture content, which means
that the process of dewatering would have to repeated throughout the life of the building .
Another option that was explored was to utilize "tension piles". To counteract the uplift forces from the historic
high-water table, the structural engineer (Holmes Structures) would have to design 200 "tension piles" to
anchor the building foundation to the bedrock and prevent uplift of the proposed structure. The increased
costs associated with materials and construction methods for the "tension piles", enhanced foundation design
and construction sequencing are a hardship on the project, making it infeasible to build subterranean parking
across the entire site. It was determined that this option was not feasible as the weight of the new mixed-use
building with three floors would not weigh enough in order to allow it to sit freely without the tension piles.
The final option and the most practical and efficient option is to increase the number of floors in the proposed
building from three to four. By incorporating an additional story into the building, the structural weight of the
building increase to a level in which it would not require tension piles to be anchored to the foundation.
The building at three stories, at it would be restricted by the height district, would require two levels of
subterranean parking . That additional depth of the garage creates huge uplift forces (from hydrostatic
pressure) which cannot be counterbalanced by the building weight, and therefore, would require 200
individual piles to anchor the building to the earth , option #2.
At four stories, the Applicant would be able to reduce our subterranean depth to one level (which
exponentially reduces uplift forces), and the weight of the building above is sufficient to prevent the building
from rising out of the ground from the water table pressure.
Typically, M zoned properties are located adjacent to established rail lines or freeways and within heavily
developed industrial areas. The special circumstances applicable to the subject property is that the location
of the Project Site is to the south of Ballena Creek and that, according to the Geotechnical Investigation
Report, the highwater table may cause the building to rise out of the ground during high water events unless
it is mitigated by the final option of increasing the number of floors. The location of the Project Site in close
proximity to Ballena Creek resulting in a high-water table creates special circumstances that generally do not
apply to other properties in the same zone or vicinity.
3. EXPLAIN WHY THE VARIANCE IS NECESSARY FOR THE PRESERVATION AND
ENJOYMENT OF A SUBSTANTIAL PROPERTY RIGHT OR USE GENERALLY POSSESSED BY
OTHER PROPERTY IN THE SAME ZONE AND VICINITY BUT WHICH, BECAUSE OF THE
SPECIAL CIRCUMSTANCES AND PRACTICAL DIFFICULTIES OR UNNECESSARY
HARDSHIPS IS DENIED TO THE PROPERTY IN QUESTION.
A Zone Variance is necessary for the preservation and enjoyment of a substantial property right or use
generally possessed by other property in the same zone and vicinity but which because of the special
circumstances and practical difficulties or unnecessary hardships is denied to the Project Site.
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The project site is zoned M1-1 VL. The 1VL height district limits properties within the M zone to three stories
and 45-feet. However, buildings within the same height district that are used entirely for residential uses (and
ground floor commercial in RAS zones) are only limited as to height and not stories.
The location of the Project Site to the south of Ballena Creek creates a special circumstance in that according
to the Geotechnical Investigation Report, the weight of the building would not be heavy enough and would
lift during the rainy seasons.
The most practical design approach is to increase the number of floors in the proposed building from three
to four. By incorporating an additional floor into the building, the structural weight of the building will increase
to a level in which it will not require tension piles to be anchored to the foundation .
The 1VL height district imposes unnecessary hardships on the project site because of the limitation of threefloors . As stated before, if the proposed Project was a residential building, the building would be able to
provide the additional story. The City provides no rationale on why non-residential building are restricted in
regard to stories. Therefore, the Zone Variance is necessary for the preservation and enjoyment of a
substantial property right or use generally possessed by other property in tbe same zone and vicinity but
which , because of the special circumstances and practical difficulties or unnecessary hardships is denied to
the Project Site.
4. EXPLAIN WHY THE GRANTING OF THE VARIANCE WOULD NOT BE MATERIALLY
DETRIMENTAL TO THE PUBLIC WELFARE, OR INJURIOUS TO THE PROPERTY OR
IMPROVEMENTS IN THE SAME ZONE OR VICINITY IN WHICH THE SUBJECT PROPERTY IS
LOCATED.
Approval of the Zone Variance would have no effect on neighboring properties. Properties to the north , south,
east, and west are improved with one and two-story warehouse / commercial buildings. There are also no
residential uses adjacent to the project site. The nearest residentially zoned property is 550 feet (.1 miles
east) and is buffered with a 12 feet wall. The majority of operations conducted on the neighboring properties
is conducted within existing buildings.
The Proposed Project would revitalize an underutilized industrial property by developing a mixed-use (retail
and office) building and contribute to the future economic growth of the City of Los Angeles. The area
surrounding the Project Site has been historically dominated by industrial development. However, it is
increasingly becoming populated by renovated office buildings accommodating creative workspaces for clean
industry such as architecture, technology, and entertainment firms. The larger of these uses is the UCLA
IDEAS campus, which is located southeast of the Project Site. Additional clean industry uses include the
Jefferson Palms business park to the northeast, the Platform Creative Office Buildings to the northwest, and
the Hayden Tract creative office campus to the northwest. The increased economic activity generated by the
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proposed project and the new retail uses within the proposed project would provide workers and residents in
the area, with new retail options.
The additional floor would be provided within the proposed new mixed-use building envelope. The Applicant
has not increased the proposed Floor Area more than the previously designed three-story plan. Had the
Proposed Project been designed for entirely residential use, there would be no requirement for a Zone
Variance.
The Project Site is located within an established commercial / industrial area. The Proposed Project will
enhance and improve upon the existing variety of businesses while providing a place for more creative types
to enter the workforce in the area. The Project would also further the Community Plan's objective to the
"introduction of contextual new infill construction in areas such as the Hyde Park Industrial Corridor'' (West
Adams - Baldwin Hill - Leimert Community Plan, 3-97). At the pedestrian level, the Project would enhance
the streetscape with new landscaping that includes two gardens on the street corners of Jefferson Blvd and
Holdrege Ave which increases the walkability of the area for pedestrians.
Therefore, the Zone Variance would not be materially detrimental to the public welfare, or injurious to the
property or improvements in the same zone or vicinity in which the subject property is located.
5. EXPLAIN WHY THE GRANTING THE VARIANCE WOULD NOT ADVERSELY AFFECT ANY
ELEMENT OF THE GENERAL PLAN.
The Framework Element establishes City policy to preserve industrial lands for the retention and the
expansion of the City's industrial job base. The Framework Element was adopted by City Council in 1996,
and prior to many advances in clean industry. The Project meets the policy of the Framework Element
because it retains the City's industrial job base of the 21 st century by providing the space for creative office
and clean tech industries.
According to the West Adams - Leimert Park Baldwin Hills - West Adams Community Plan, "Todays
"industrial" jobs are not just traditional 20 th Century manufacturing jobs, but also include jobs in "clean tech"
and "green" companies, research and development business, food production, artisan industries, media
production , and more. The City seeks to increase employment in these sectors to provide improved
opportunities for City residents, maintain the City's jobs-housing ratio, reduce the need of City residents to
commute to remote work locations, and to help maintain the City's fiscal health . The Project Site is located
within the Leimert Park- Baldwin Hills - West Adams Community Plan area. The Community Plan designates
the Project Site as Limited Industrial, with corresponding zones of MR 1, and M1 . The proposed new mixeduse building contains retail and office uses, which are permitted within the M1 zone.
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The Applicant is requesting several deviations from the zoning code to construct a building that is consistent
with the surrounding land uses, meets the growing demand from new business entering the area, and is
environmentally conscious.
The Proposed Project is consistent with the Framework Element in that it will provide a new-mixed-use
building for which new "clean tech" and "green" companies will have office space to operate, as well the
addition of new complementing retail uses to an already established commercial / industrial area. The
combination of the various uses will help to reduce vehicular traffic, and to ensure that the new-mixed use
building will be economically successful. The Proposed Project is also providing parking stackers to prevent
impacts to the vehicular traffic and circulation in the area.
In addition, the Proposed Project is consistent with the following Framework Element Goals, Objectives and
Policies:
•

Goal 78: A City with land appropriately and sufficiently designated to sustain a robust
commercial and industrial base.

•

Objective 7.1 : Establish a balance of land uses that provides for commercial and industrial
development which meets the needs of local residents, sustains economic growth and
assure maximum feasible environmental quality.

•

Policies 7.2.2: Concentrate commercial development entitlements in areas best able to
support them , including community and regional centers, transit stations and mixed-use
corridors. This concentration prevents commercial development from encroaching on
existing residential neighborhoods.

•

Policies 7.2.3: Encourage new commercial development in proximity to rail and bus transit
corridors and station .

The Proposed Project is also consistent with the following Goal and Policies of the Land Use Element, (West
Adams - Leimer! Park Baldwin Hills - West Adams Community Plan):
•

Goal LU 6-5: A community where existing and future industrial uses which contribute job
opportunities for residents are provided and which minimize environmental and visual
impacts to the community.

The Project would be consistent with the stated Goal of the Community Plan in that the proposed
new mixed-use building containing four stories in lieu of the maximum permitted three stories would
provide new office space for "clean tech" and "green" companies, as well the addition of new
complementing retail uses to the area. The combination of the various uses would help to reduce
vehicular traffic, because of the distance to the La Cienega/Jefferson Metro Station, and to ensure
that the new-mixed use building will be economically successful.
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The Project would be constructed in accordance with the latest LADBS green building requirements
and will incorporate energy efficient materials. The Proposed Project would observe a maximum
height of approximately 54-feet, regardless of the number of stories within the building envelope.
There are no residential uses adjacent to the Project Site.
•

Policies LU65-1 : Maintain Existing Industrial Land Where Appropriate. Maintain existing
industrial land uses where appropriate as well as designate lands for new emerging industry
including industrial parks, research and development facilities, light manufacturing , and
other similar uses which provide employment opportunities.

The Proposed Project is consistent with the stated Policy of the Community Plan in that the proposed
new mixed-use building containing four stories in lieu of the maximum permitted three stories would
preserve the existing M1 zoning on the Project Site, as well as introduce new retail , and creative
office uses, which are permitted by-right within the M1 zone. The new creative office use would
ensure that new "clean tech" and "green" companies will have office space to operate which would
provide employment opportunities to the community.
•

LU 65-2: Capitalize on Emerging Industrial Sectors. Capitalize on rehabilitation and adaptive
reuse of existing structures, as well as the introduction of contextual new infill construction
in areas such as the Hyde Park Industrial Corridor. Provide land use incentives and
standards that facilitate the generation of high wage jobs and training for the community
especially within the growing "clean-tech" and "greentech" sectors.

The Proposed Project is consistent with the stated Policy of the Community Plan in that the proposed
new mixed-use building containing four stories in lieu of the maximum permitted three stories will
generate new infill construction . The new mixed-use building will provide creative office space which
will facilitate the generation of high wage jobs and training for the community especially within the
growing "clean-tech" and "greentech" sectors.
The policies and goals of the General Plan, as stated above, provide the evidence that the project conforms
with the General Plan and does not impact it in anyway. Therefore, the granting of the requested Zone
Variance to permit an increase in the permitted number of floors within the building envelope from three to
four in the 1VL height district would not adversely affect any element of the General Plan .
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IV.

FINDINGS FOR ZONING ADMINISTRATOR ADJUSTMENT (ZAA) PURSUANT TO LAMC
SECTION 12.28.

A.

THAT WHILE SITE CHARACTERISTICS OR EXISTING IMPROVEMENTS MAKE STRICT
ADHERENCE TO THE ZONING REGULATIONS IMPRACTICAL OR INFEASIBLE, THE
PROJECT NONETHELESS CONFORMS WITH THE INTENT OF THOSE REGULATIONS.

The Applicant is requesting a Zoning Administrator's Adjustment to permit minor adjustments less than 20%
to the maximum permitted building height and the maximum permitted floor area. Strict adherence to the
zoning regulations are impractical, nonetheless the Proposed Project conforms with the intent of the zoning
regulations.
The Project Site is located within an established Office/Commercial/Industrial area bordered by Jefferson
Blvd . and Lenawee St. The West Adams - Baldwin Hills - Leimert Community Plan states that "New
construction activities should be compatible with the existing low scale character of adjacent residential
neighborhoods". The closest residential use to the Project Site is a multi-family residential neighborhood to
the east of the project area across Lenawee Ave approximately 500 ft. away. The Project site is surrounded
by existing commercial/ industrial buildings which create a buffer between the Project Site and the
residentially zoned properties to the east. The massing of the proposed Project and the proposed uses within
the new mixed-use building will be compatible with the adjacent Office/ Commercial buildings.
The intent of zoning regulations is to protect sensitive land uses from impacts associated with higher intensity
land uses. The requested minor adjustments to maximum building height and maximum allowable floor area
will have no impact on sensitive residential uses or the neighboring industrial uses on the surrounding
properties.

The M1-1 VL zone allows maximum building height for structures of 45-feet or three-stories. The Applicant is
requesting a 19.99% increase to the maximum allowable building height to permit a maximum building height
of 53'-11 " and four-stories. The Applicant has additionally requested a Zone Variance to permit one additional
story.
Strict adherence to the zoning regulations would limit the maximum building height of the Proposed Project
and would make it infeasible to provide enough creative office space with improved interior workspace design
to meet the demands of new clean industry, new retail uses, as well as the subterranean parking level to
support the new uses. As stated above, the applicant is also requesting a Zone Variance for an additional
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story because of the high-water table that is under that Project Site. The building, if the building adheres to
the maximum 3 stories would not be heavy enough and would float during times of high moisture content.
The 45-foot height limit imposed on the project site through the 1VL height district is impractical as the 45foot height limit was intended to facilitate the development of large one-story warehouse industrial sites with
associated surface parking and truck loading areas
The requested increase in permitted height is less than 20 percent. Surrounding properties within the M1
zone have the ability at any time to construct new buildings to a height of 45-feet, and can apply for minor
adjustments in permitted building height if the owner chooses.
Floor Area Ratio (FAR)
The Project Site has a lot area of 39,893 square feet. The M1-1 VL zone allows a Floor Area Ratio of 1.5:1,
which permits a base floor area of 59,839 square feet. The Applicant is requesting a Zon ing Administrator's
Adjustment for an increase of 16.1% of permitted floor area, to permit an increase in the Floor Area Ratio of
1.5:1 to 1.74:1. The minor adjustment in permitted floor area would allow the Project Proposed Project to
provide additional creative office space with improved interior workspace design to meet the demand of new
clean industry, and new retail uses.
Strict adherence to the zoning regulations would limit the floor area of the Proposed Project and would make
it infeasible to provide both creative office and retail use, as well as the subterranean parking level to support
the new uses. As stated above, the applicant is also requesting a Zone Variance for an additional story
because of the high-water table that is under that Project Site. The building, if the building adheres to the
maximum 3 stories would not be heavy enough and would float during times of high moisture content.
The 1.5: 1 limitation to floor area in the M1 zone is intended to facilitate the development of large one-story
warehouse industrial sites with associated surface parking and truck loading areas.
The Project would be a new mixed-use building containing approximately 69,483 square feet of floor area,
with 59,509 square feet of creative office space, 5,581 square feet of retail space, and 4,393 square feet for
building services. The strict adherence to the zoning regulations would impose limitation on the Proposed
Project which were intended for a different type of use.
Therefore, while site characteristics make strict adherence to the zoning regulations impractical or infeasible,
the project nonetheless conforms with the intent of the regulations as the Project is consistent with the
surrounding uses and is a permitted use.
5950 W. Jefferson Blvd
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B.

THAT IN LIGHT OF THE PROJECT AS A WHOLE, INCLUDING ANY MITIGATION MEASURES
IMPOSED, THE PROJECT'S LOCATION, SIZE, HEIGHT, OPERATIONS AND OTHER
SIGNIFICANT FEATURES WILL BE COMPATIBLE WITH AND WILL NOT ADVERSELY AFFECT
OR FURTHER DEGRADE ADJACENT PROPERTIES, THE SURROUNDING NEIGHBORHOOD,
OR THE PUBLIC HEALTH, WELFARE, AND SAFETY.

The Project has been designed with the neighborhood in mind . In general, the Project Site is surrounded by
an urban industrial area, which also features commercial, creative office, and retail uses. The larger of these
uses include the UCLA IDEAS campus located southeast of the Project Site, the Jefferson Palms business
park to the northeast, and the WorkScapes at the Hayden Tract creative office campus located to the
northwest. The Project's location and operations would be compatible and benefit the surrounding
neighborhood.
The surrounding area consists of various industrial, office and commercial uses. The use of the Project would
be office and retail consistent with the operations of surrounding uses. As discussed above the Project is
requesting an increase in the maximum allowed height for the 1VL Height District, however this increase is
proposed to provide more height for an additional story for extra weight and also to be consistent with modern
Creative Office buildings, and to provide neighborhood serving retail and uses on the ground floor. As stated
in the Zone Variance findings, the additional floor is needed to make the building heavier because the
proposed 3-story building would not be heavy enough with the high-water table. The Applicant is also seeking
an increase in floor area. These increases would allow for a more functional and attractive Project that would
conform with all other requirements of the LAMC. The Project has been designed to enhance and support
adjacent properties.
The surrounding area is being re-developed with more buildings and uses similar to the Proposed Project.
The Hayden Tract just north of the Project Site and the corner of Washington and National Blvd just west of
that have seen an increase in creative office, retail and restaurant projects that provide unique and attractive
architectural design and massing . Several of these buildings meet or exceed three stories and provide
maximum heights above what has traditionally been built in the area. The Platform buildings located at 8840
and 8850 Washington Blvd. near the Culver City Metro stop are four stories tall and accommodate creative
office, retail and restaurant with 8840 Washington utilizing an architectural design similar to the Proposed
Project. These buildings provide office space for a number of users including the west coast headquarters
for SoulCycle. Similarly, there are several buildings in the Hayden Tract, including 3530, 3535 and 3555
Hayden Ave, which each provide roughly four stories of creative office space, and the Vespertine Building
with several stories of restaurant space.
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The design of the Project enhances the overall aesthetic of the neighborhood by emphasizing sleek modern
creative office workspaces while maintaining the industrial theme of architecture. Enhancing the aesthetic of
the neighborhood also improves the public health, welfare and safety of the area by illuminating the
streetscape and providing enhanced landscape and garden features for recreation in the area. The Project
has also been designed to provide 10,955 square feet of Open Space which would be an amenity to
employees and visitors of the site and enhance the quality of the surrounding area. These improvements are
expected to be a benefit to public health, welfare and safety.
Additionally, vehicular parking for the Project is proposed to exceed the number of spaces required by LAMC
section 12.24.A.4.i . The parking would be provided in one underground level, the ground floor and on stackers
on the Project Site. By providing more than the required number of parking spaces on-site, the Project has
been designed to limit any potential impacts that employees and visitors will have on surrounding properties.
C.

THAT THE PROJECT IS IN SUBSTANTIAL CONFORMANCE WITH THE PURPOSE, INTENT
AND PROVISIONS OF THE GENERAL PLAN, THE APPLICABLE COMMUNITY PLAN AND ANY
APPLICABLE SPECIFIC PLAN.

The Project substantially conforms with the purpose, intent and provisions of the General Plan, including the
Framework Element and the Mobility Plan 2035:
Framework Element
The Framework Element for the General Plan provides guidance regarding policy issues for the entire City
of Los Angeles . The Framework Element also sets forth a Citywide comprehensive long-range growth
strategy and defines Citywide policies regarding issues including land use, housing, urban form ,
neighborhood design, open space, economic development, transportation , infrastructure, and public
services.
The proposed development is consistent with the following Framework Element goals, objectives and
policies:
Goal 7B : A City with land appropriately and sufficiently designated to sustain a robust commercial and
industrial base.
Objective 7.1: Establish a balance of land uses that provides for commercial and industrial
development which meets the needs of local residents , sustains economic growth and assure
maximum feasible environmental quality.
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Policies 7.2.2: Concentrate commercial development entitlements in areas best able to support them ,
including community and regional centers, transit stations and mixed-use corridors. This
concentration prevents commercial development from encroaching on existing residential
neighborhoods.
Policies 7.2.3: Encourage new commercial development in proximity to rail and bus transit corridors
and station. (P1 , P18)
The construction of a mixed-use commercial creative space Project near Uust over one-half mile) a major
transit stop within an existing commercial/ industrial area is consistent with the Objectives and Policies of the
General Plan Framework Element. The proposed use is consistent with the existing General Plan Land Use
designation of Limited Industrial
Mobility Element 2035

The five goals outlined in the Mobility Element 2035 are as follows:
1.

Safety First,

2.

Access for All Angelenos,

3.

World Class Infrastructure,

4.

Collaboration, Communication and Informed Choices, and

5.

Clean Environments and Healthy Communities.

The Mobility Element includes Policy 3.3, "Land Use Access and Mix", which aims to "Promote equitable land
use decisions that result in fewer vehicle trips by providing greater proximity and access to jobs, destinations,
and other neighborhood services (Mobility Element 2035, pg . 85). by providing office/commercial near a
major transit stop, the project would provide greater access to jobs, furthering the polices of the mobility
element. the project would make the best use of the land by providing employment centers within proximity
to various forms of transit, including light rail and several bus stops.
West Adams - Baldwin Hills - Leimert Community Plan

The following West Adams - Baldwin Hills - Leimert Community Plan commercial and mixed-use boulevards
land use objectives are consistent with the proposed development:
Goal LU65: A community where existing and future industrial uses which contribute job opportunities
for residents are provided and which minimize environmental and visual impacts to the community.
5950 W. Jefferson Blvd
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Policy LU 65-3: High Quality Projects. Require that projects be designed and developed to
achieve a high level of quality, distinctive character and compatibility with existing uses.
(P19, P29)
Goal LU67: A community that promotes healthy and sustainable neighborhoods where access to
both passive and active open and green space amenities encourages physical activity by all
segments of the community and particularly youth and the elderly.
Policy LU67-1: Enhanced Streetscapes and Urban Design. Improve the quality of life and
the built environment by promoting safety through enhanced streetscapes and urban design
that promotes pedestrian activity and bicycling instead of automobile dependence through
better pedestrian orientation of structures and conservation of desirable prevailing
neighborhood character.

The Proposed Project incorporates a high quality and unique design while retaining design features
consistent with commercial and industrial buildings. The Project site is a developed, existing manufacturing
use located just over one-half mile of the La Cienega/ Jefferson Expo Rail Station. The Project would
therefore comply with Policy LU 15-1 by providing an infill development close to transit. Bicycle parking would
also be provided consistent with LAMC requirements, promoting pedestrian activity ad reduced dependence
on automobiles.
The design of the building, while incorporating features typically found in Commercial and Industrial buildings,
would be unique and attractive, consistent with Goal LU65-3. The Project will also improve the site with
10,955 square feet of Open Space, including two gardens and several balconies/ terraces which helps the
Project achieve a high level of quality and provide benefits for employees and visitors of the site.
The Community Plan also identifies design guidelines for Industrial Properties (pg. 3-99) which the Project
has been designed to be compliant with . These include:
G80: Public frontages, facades and site edges should be attractive and well maintained.
G82: Pedestrian access paths to public entrances should be delineated clearly from vehicular and
truck access.
G86: New buildings should be setback from the public sidewalk to provide a landscape buffer.
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The Project has been designed to include attractive landscaping and open space along Jefferson Blvd . and
Holdrege Ave. New pedestrian walkways have been incorporated to separate pedestrian access to the
building from vehicular access to the surface parking and underground parking levels. The pedestrian access
ways include access to the garden areas as well as the bicycle parking areas. The building would provide
setbacks consistent with LAMC requirements and incorporate landscaping into the setback areas.
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V.

FINDINGS FOR SITE PLAN REVIEW, PURSUANT TO LAMC SECTION 16.05.

A.

THAT THE PROJECT IS IN SUBSTANTIAL CONFORMANCE WITH THE PURPOSES, INTENT
AND PROVISIONS OF THE GENERAL PLAN, APPLICABLE COMMUNITY PLAN, AND ANY
APPLICABLE SPECIFIC PLAN.

As discussed in Section IV, C. above, the Project is in substantial conformance with all applicable provisions
of the West Adams - Baldwin Hills - Leimert Community Plan and the General Plan.
The Project Site maintains a General Plan Land Use Designation of Limited Industrial. The existing M1-1 VL
zoning is consistent with this designation.
By providing an attractive infill Project in close proximity to public transit the Project would be in conformance
with the Purposes, intent and provisions of the General Plan and Community Plan. There are no specific
plans that affect the development of this Project.
B.

THAT THE PROJECT CONSISTS OF AN ARRANGEMENT OF BUILDINGS AND STRUCTURES
(INCLUDING HEIGHT, BULK AND SETBACKS), OFF-STREET PARKING FACILITIES, LOADING
AREAS, LIGHTING, LANDSCAPING, TRASH COLLECTION, AND OTHER SUCH PERTINENT
IMPROVEMENTS, THAT IS OR WILL BE COMPATIBLE WITH EXISTING AND FUTURE
DEVELOPMENT ON ADJACENT PROPERTIES AND NEIGHBORING PROPERTIES.

The Proposed Project would create a new commercial mixed-use office and retail space consisting of 69,483
square feet of new floor area. The Project Site is located within the Industrial area of the Baldwin Hills within
the West Adams - Baldwin Hills - Leimert Community Plan, which designates the property as Limited
Industrial. The subject property and neighboring properties are in an industrial portion of the community plan
which accommodates commercial and retail uses.
HeighU Bulk
The Project would be 4 stories with a maximum height of just under 54 feet. The permitted base height is 45
feet but the applicant is requesting a Zoning Administrator Adjustment (ZAA), to increase in height to just
under 54 feet and to add an additional story with approval of a Zone Variance (ZV). The Project would consist
of approximately 59,509 square feet of commercial floor area, 5,581 square feet of retail space, and 4,393
square of building services for a total of 69,483 of new floor area. The Project Site is zoned M1-1 VL and
permits a FAR of 1.5:1. The Project would provide an FAR of 1.74:1, which represents an increase of 17.4%,
and the permitted base floor area from 59,704 square feet to the proposed 71 ,638 square feet. The
surrounding area consists of a variety of creative office, industrial and retail projects that range from one to
5950 W. Jefferson Blvd
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four-stories. The design of the Project would be consistent with existing creative office uses such as those in
the Hayden Tract and the Platform buildings at Washington and National Blvd. and provide an attractive,
modern design that would ensure its compatibility with future developments.
Parking/ Vehicular Access
Automobile parking would be provided consistent with LAMC Section 12.21 .A.4.i at 139 parking spaces. The
Project would provide required parking within one subterranean level and on the ground-level utilizing parking
stacker and surface parking. The Project would provide a total of 176 spaces, including 68 standard, 9
compact, 7 ADA stalls and 92 parking spaces on stackers. Bicycle parking would also be provided consistent
with the requirements of the Los Angeles Municipal Code (LAMC 12.21.A.16), with a total of 25 spaces
including 16 long-term and 9 short-term spaces provided on the ground level.
Bicycle Parking would be provided in accordance with LAMC 12.21A.16.a.2., which requires 6 short term /
19 long term for a total of 25 spaces.
Vehicle access would be provided from two entrances along Holdrege Ave on the western side of the
property. Both access points would have ingress/egress lanes towards Holdrege Ave. The southern access
point would have a curb-cut and direct access into the subterranean parking. The northern access point
would provide access to above ground parking and the subterranean parking structure.
The Project would provide an excess of parking and adequate bicycle parking sufficient to support both the
Office and Restaurant uses.
Lighting
The proposed Project would provide exterior lighting consistent with Industrial Design Guidelines in the
Community Plan. Therefore, the lighting for the proposed mixed-use building would be compatible with the
existing and planned future developments in the neighborhood.
On-Site Landscaping
Commercial developments are not required to provide open space. However, the Proposed Project would
include a total of 10,955 square feet of open space. 6,394 square feet of open space would be located on
the ground floor, 2,152 square feet of open space would be located on the second floor within balconies and
an open terrace, and 2,409 square feet of open space would be located on the fourth floor on balconies.,
respectively).
The Community Plan has identified the Project Site as one of the entryways to improve as visitors and
residents enter the area. The Community Plan identifies the corner of Jefferson and Rodeo as an opportunity
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to improve the street and landscapes visitors see as they enter the area. The landscaping on the Project Site
is proposed to provide improved landscaping adjacent to this corner. Therefore, the landscaping for the
Project would be compatible with the existing and planned future developments in the neighborhood.
C.

THAT ANY RESIDENTIAL PROJECT PROVIDES RECREATIONAL AND SERVICE AMENITIES
TO IMPROVE HABITABILITY FOR ITS RESIDENTS AND MINIMIZE IMPACTS ON
NEIGHBORING PROPERTIES.

There is no residential component to the Project. As identified above, the Project is providing 10,955 square
feet of open space.
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I.

SUMMARY OF REQUESTS FOR ZONING ADMINISTRATOR
INTERPRETATIONS

Pursuant to Los Angeles Municipal Code ("LAMC") Section 12.21.A.2 the Applicant requests
that the Zoning Administrator make the following Interpretation for the Project:

1) An interpretation of LAMC Section 12.21. A. 5 .(m) that specifies that mechanical parking lifts
are permitted to stack more than two automobiles via mechanical lift.

Consistent with recent City of Los Angeles ("City") pattern and practice, this Zoning
Administrator Interpretation would continue to allow mechanical parking lifts to be utilized as a
means of providing required parking for projects with constraints on available space for parking
spaces. In particular, this request is for the previously submitted case# ZA-20 l 7-4 l 69-ZAA-SRZV-SPR/ENV-2017-4170-EAF

(the "Project") which

involves

a

predominately office

development located in the MI zone that does not abut any residential uses. The Project would
provide mechanical parking lifts that would each contain up to four stacked automobiles that are
easily accessible for the first lift on which the automobiles are placed. The mechanical parking
lifts would be for the Project's office use only in a public parking area. There would be a parking
attendant at all times when the mechanical parking lifts are in operation. A copy of the submitted
plans, including the mechanical parking lifts, is attached to this document. See Attachment A.

II.

BACKGROUND
A.

1.

Pertinent LAMC Definitions

LAMC § 12.03 provides the following definitions of Private and Public Parking Areas:

PARKING AREA, PRIVATE. An open area located on the same lot with a
dwelling, apartment house, hotel or apartment hotel, for the parking of
automobiles of the occupants of such building.
PARKING AREA, PUBLIC. Any open area other than a street or a private
parking area, used for the parking of more than four automobiles.

WEST\284630171.1

2.

LAMC Section 12.21. A.5.(m)

Mechanical Parking Lifts are permitted in all zones per LAMC Section 12.21 A.5(m) which
states:

The stacking of two or more automobiles via a mechanical car lift or
computerized parking structure is permitted in all zones. The platform of
the mechanical lift on which the automobile is first placed shall be
individually and easily accessible and shall be placed so that the location
of the platform and vehicular access to the platform meet the requirements
of paragraphs (a), (b), and (i) of this subdivision. The lift equipment or
computerized parking structure shall meet any applicable building,
mechanical and electrical code requirements as approved by the
Department of Building and Safety. (Added by Ord. No. 179,191, Eff.
11/5/07.)

The requested interpretations would correspond with existing language in the LAMC that allows
for the "stacking of two or more automobiles via mechanical lift."

Sections (a), (b ), and (i) all reference sections on stall dimensions, bay dimensions, and location.
Nothing in the LAMC references height or maximum number of stacked cars. LAMC Section
12.21A.5(m) simply says, "two or more" automobile parking spaces are permitted with the sole
requirement that "the location of the platform and vehicular access to the platform meet the
requirements ... " relating to stall dimensions, bay dimensions, and location. Nothing in the
LAMC imposes a tandem parking requirement on the mechanical car lifts.
3.

Tandem Parking LAMC Section 12.2 l.A.5(h) states:
(h) Tandem Parking.

(Amended by Ord. No. 179,191, Eff.

11/5/07.) Each required parking stall within a parking area or garage shall
be accessible. Automobiles may be parked in tandem in the following
instances:
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(]) In a public garage or public parking area, which provides attendants
to park vehicles at all times the garage or area is open for use.
(2) In a private garage or private parking area serving a one-family
dwelling, an apartment house, apartment hotel, hotel, two-family dwelling,
or multiple or group dwelling, where the tandem parking is not more than
two cars in depth. Tandem parking shall not be allowed in parking areas
for recreational vehicles or guest parking.
The language in this section discusses two scenarios, public parking and private garages serving
residential uses. For private residences, the LAMC states that tandem is permitted "where the
tandem parking is not more than two cars in depth." The language for public parking areas does
not include this restriction. Instead, it simply states that attendants are required at all times, with
no restriction on the number of automobile spaces that may be provided horizontally or vertically
in tandem. For a public garage, such as the Project's, the required attendant ensures accessibility
for tandem parking. In private garages or garages serving dwelling units, where there is no required
attendants to provide accessibility, the LAMC limits tandem parking to no more than two cars in
depth. This Project would be providing parking attendants and constitutes a public garage as
defined by the LAMC.

III.

LOS ANGELES DEPARTMENT OF BUILDING & SAFETY ("LADBS")
INFORMATION BULLETIN P/ZC 2002-001 ("LADBS PARKING BULLETIN")

The LADBS Parking Bulletin is the only City document to reference tandem parking in
conjunction with mechanical parking lifts. See Exhibit B. Section Q. 8. states:

Mechanical automobile lifts are considered tandem parking.
Therefore, they shall not be installed where tandem parking is prohibited,
such as within a commercial corner lot development, mini shopping center,
for recreational vehicles, or guest parking.
The Project would not be located where tandem parking is prohibited, such as a commercial comer
lot development, mini shopping center, for recreational vehicles, or guest parking.
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The only other portion referencing tandem is Section Q. 9 of the LAD BS Parking Bulletin, which
states:

In a private garage or private parking area, the tandem parking
shall not be more than two cars in depth [LAMC Section 12. 21 A. 5. (h) (I)].
Therefore, no parking spaces are permitted at the front and/or back of
mechanical automobile parking lifts. (Emphasis added.)
It should be noted that Section Q. 9. is only for a "private garage or private parking area," which
is not the case here, since the Project's parking is within a Public Parking Area as defined by the
LAMC. Further, the limitation on tandem parking in private parking garages explicitly applies
only to depth, i.e., front or back of the mechanical lifts, and not to height. Section 8 of the LAD BS
Parking Bulletin states that mechanical lifts are considered tandem parking, but only references
this in regard to siting requirements, not number of vehicles stacked vertically. The Los Angeles
Department of City Planning ("LADCP") and now LADBS, appears to rely on the sentence
"Mechanical automobile lifts are considered tandem parking," to not only restrict mechanical lifts
to a two cars vertical maximum, but also to overrule LAMC Section 12.21. A.5. (m) that explicitly
allows the stacking of two or more vehicles via mechanical lift in all zones. The bulletin also has
exhibits of three high lifts and a pre-written covenant for three high lifts. See Exhibit C. Moreover,
the express language of LAMC Section 12.21.A.5.(m), approved by the City Council in Ord. No.
179,191 creates no ambiguity with respect to permitting more than two stacked mechanical lift
parking spaces. The vaguely worded language in the LADBS informational Bulletin relating to
undefined "tandem parking" cannot invalidate a properly enacted ordinance with respect to clear
and unambiguous language for mechanical automobile lifts.

IV.

ZAI 2076-A

ZAI 2076-A involves a 1964 Zoning Administrator's Interpretation addressing the use of mass
parking at the Valley Music Theater located at 20600 Ventura Blvd. See Exhibit D. In this case,
the Valley Music Theater had proposed its required 563 parking stalls be achieved with a "mass
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parking arrangement ... which mass parking arrangement indicates in some instances as many as
20 automobiles parked in single-file and flanked by similar files of automobiles."
LAD BS has provided a very narrow interpretation of this ZAI stating that it limits tandem to only
two cars in all circumstances. Page 7 of the ZAI, under findings of fact, states that, "However, the

Board did abuse its discretion and erred in its implied ruling sustaining the Department's
interpretive rule that the word "tandem" had to be limited to the parking of not more than two
cars deep in applying the provisions of the second paragraph of section 12.21-A 4(h) of the
Municipal Code to all attendant-type parkingfacilities. On the contrary, the Board should reserve
to itself the right to apply the more liberal definition of "tandem" in connection with a unique type
of use ... " The mechanical automobile lifts for this Project would be reserved for the office uses
only with a parking attendant present at all times the mechanical lifts would be in use. Retail and
visitor uses would be parked with standard stalls only. Despite LAD BS assertions to the contrary,
the 1964 ZAI contemplates a more liberal definition of tandem depending on the uses proposed.

V.

TANDEM PARKING

The assertion that the language in the LADBS Information Bulletin, discussed above, restricts
mechanical lift parking to not more than two cars per vertical lift is contrary to the clear and
unambiguous language in the LAMC, ZAI 2076-A, and the Bulletin itself. The language "two or
more" in the LAMC must be taken into consideration and cannot simply be ignored or reinterpreted
to mean the opposite. Had the intent at the time of adoption of this section been to restrict
mechanical parking lifts to not more than two in height, it could very easily have been written "the
stacking of not more than two automobiles via mechanical lift. .. is permitted in all zones." This
language was not chosen and instead it was written and approved as "two or more" which clearly
allows for more than two cars to be stacked. Meaning has to be given to the clear and unambiguous
language that the City Council approved with respect to permitting two or more automobiles within
a mechanical lift.
It is also worth noting that LAMC Section 12.21.A.S(m) (Mechanical Automobile Lifts) was
adopted by Ordinance# 179,191 and became effective on November 5, 2007. LAMC 12.21 A.5.
(h) (Tandem Parking) was also amended by Ordinance # 179,191 on the same date. With both
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sections of code being analyzed simultaneously, the aforementioned language was decided on and
codified.
It appears that LADCP is trying to ensure that the first part of LAMC Section 12.21.A.S(h) is
complied with, which states "Each required parking stall within a parking area or garage shall

be accessible." This is completely understandable, and the parking area has been designed to
provide enough clearance and area to allow the mechanical parking lifts to be accessible and
function as intended. Park Plus, Inc., has been hired to manufacture and install the proposed
mechanical lifts; it has received approvals for and constructed several three high and four high
mechanical parking lifts in the City. See Exhibits E and F. Additionally, each of these mechanical
lifts for more than two automobile is required to obtain a Los Angeles Research Report ("LARR")
ensuring the safe and functional operation of any such lifts. See Exhibit G. These lifts have
operated without issue since being constructed. Additional information provided by Advanced
Parking Systems, who have been retained to operate the lifts once constructed, is provided attached
to this document. See Exhibit H.
The Project's proposed mechanical parking lifts comply with the accessibility requirements of
LAMC Section 12.21.A.5.(m). The lift on which the automobile is first placed would be easily
accessible and is in conformance with the stall and bay dimensions described in sections (a), (b),
and (i) of LAMC Section 12.21.A.S(m). For mechanical lifts, the LAMC does not require the
second, third or fourth automobile to be easily accessible; to do so would impose a physical
impossibility, as every stacked car above the first level would be in the air and not on the ground
level, making it difficult for anyone to physically access. It is only logical to assume that the City
requirement in LAMC Section 12.21.A.S(m) requires the first automobile to be easily accessible
so as to provide safe and easy access, regardless of whether there is an additional one to three cars
above the first level automobile. Here, with the required parking attendant, the Project proposes
strict compliance with the easy accessibility requirement for the first car placement on the lift, in
compliance with the LARR and sections (a), (b), and (i) ofLAMC Section 12.21.A.S(m).

VI.

CONCLUSION

The requested Zoning Administrator Interpretation is necessary to continue the use of mechanical
lifts for more than two automobiles that are prevalent in many parts of the City, and as directed by
6
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the LAMC and the LADBS Information Bulletin. For the Project's public parking area serving
office uses in the MI zone, the tandem parking limitation for private parking areas should not be
read so narrowly as to supersede the mechanical lift provisions of the LAMC that explicitly permit
more than two automobiles subject to requirements that the Project's mechanical lifts satisfy. We
respectfully request that the City permit the Project's proposed four-car mechanical automobile
lifts, with required parking attendants, which would be in conformance with LAMC Section
12.21.A.S(m).
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;":"
,.

...

~
Ground Floor

6,394 SF

Retail and Office -Common Walkway I Outdoor Area
Second Floor
Balconies I Open Terrace

llll:l

.... --,

NIA

Required

~

ALLOWABLE BUILDING HEIGHT:

SEE TABLE

OCCUPANCY:

B (OFFICE) & M (RETAIL)

PARKING REQUIREMENT:

PER LAMC

AC CESSIBILITY REQUIREMENT:

PER ADA

5950W JEFFE~SO','

81.VO LOSANGElES CA

"'"

2,152 SF

Fourth Floor

Balconies

2,409 SF

ToTai Proposed Ooen Scace

10,955 SF

N RTH
NO SCALE

HEIGHT
45 Ft.
53'-11 " Ft.

Permitted
Proposed (19.99% Increase)

Park ing Regulred
Total

Square Feet

Ratio
69,483 (2 per 1,000 SF)

Required

OWNER:
URBAN CfFERJNGS
11~00WOLYMPICBLVO , SUTE850

139 Spaces

LOSANGELES,CA90)64

176 Spaces

Total Proposed Parking

OWNER REPRESENTATNEJL.AND USE CONSUL TANT:
IRVINE & ASSOCIATES, INC
22~7VENTURABI.V0 , "148

Type of Stalls

92 Spaces
7 Spaces
34 Spaces
34 Spaces
9 Spaces
176 Scaees

Slackers

ADA
Tandem
Standard

Compact Stall

WOCOtANDHlllS, CA91364

Short Term

Retail
(Floor Are.t 5,581 SF)

Long Term

(1 per 2,000 SF)

(1 per 2,000 SF)

Short Term

Office
(Floor Area 59,509 SFI

PRO POSED

( )

urban offerings

) I" VA!
l...._,H[ . . hC4:1106IOI'<
AIOC ... !lC!ll,.I.,.

a

l andAcap,1 uch1t11ctur11 • plu111lng

11

To!!!

(1 eer 5,000 SF)

DESIGN ARCHITECT:
LYNCH EISINGER DESIGN ARCHITECTS
224 CENTRE ST, FL 4
NEWYORK, NY 10013

MEP:
HENCERSON ENGINEERS
510W6TliSTREET. SUITE800
LOS ANGELES, CALIFORNIA 9001 ◄

PARKING CONSULTANT:

6

WALTER P MCORE
707\MLSHIRE BlVO, SUITE 2100
LOS ANGELES, CA 90017

Total
13

6

l ong Term
3
6
9

5950 JEFFERSON BLVD

LANDSCAPE ARCHITECT:
VANATTA ASSOCIATES
235PALMAVE
SANTA BARBARA, CA93\01

CWI. ENGINEER:
KHRASSOCIATES
20411 SWBIRCHST, SUITE 310
NEWPORT BEACH, CALIFORNIA 92660

Long Term

eer 10,000 SEJ
Short Term

ORice
RetaiL'Commercia!
Combined Total

3

3

STRUCTURAL ENGINEER:
HOLMES STRUCTIJRES
52JW6TliST, Sl.UE#1122
LOS ANGELES, CA 90014

CARRIER JOHNSON • CU. n.RE
105SW.7TH ST, ~D Fl PENTOOUSE
LOS ANGELES, CA 90017

EXECUTIVE ARCHITECT:

BICYCLE PARKING
REQUIRED

PROJECT TEAM

ARIAL MAP

AUTOMOBILE PARKING

19

Total
3
13
16

6
19
25

ENTITLEMENT PACKAGE
PROJECT INFORMATION

5800.00

05-08-18

carrierjohnson + CULTUR3
arch itecture + environments + brand strategy + grap hics

1

( )

5950 JEFFERSON BLVD

v.u

urbanofferings
~YN: "ll6l'lc;[R0Ul{,o
~11(: ...

, ~c ••u.1>

l and1<cape archtteetuu

i-

i, la n ntng

ENTITLEMENT PACKAGE
- --··-

--------------------- -- - - - -

SITE PHOTOGRAPHY SURVEY

5800.00

---- carrierjohnson + cuLTUR3

05-08-18

architecture + environments + brand strategy + graphics

2

SURVEYOR'S CERTIFICATE

REFERENCE
TlllS SUl!VE\' IS. n.... swo:,,; THE l'RF Ll \l];'l,..i,.RY REl'URT
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(Jt t('AGOT ln.i, ( ()\11'-\NY

QimI:R t,.'0:
lHTl:0

~:«:il(,<l~-ll9-1-L T>JC
SU'Tti P.11JEll lt,.2CI I<\
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OWNERSHIP
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'lO\ol').IRF.R ll.2fll6
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LEGAL DESCRIPTION
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' 8"THICK W.\I.LtJ. n. OF r ·1.. o.:1w

--·------------

LOf I (.If 11{,\CI NU.::ll Sl.11" 1'111: CITVOF LOSA ;\lil:L~S.t'OU:'-ifYO► lt hA:..G l.Lb
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·---
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LEGEND

3

"o onSERV o\AU: F.Vlrll' 'ICI' o r SlTF L~F .\SA sn1.111 w ,,STi' Ol l\ l P, su~,r
SA:0- IT,\RY tA:-..OFILL

~

·1HE SITE IS NU!'Wll'H IN .-, JJl:Slli:-IATl:l) '.l.'[fLA\/lJ AR!.A

EXCEPTIONS

0

m.

M)t'nlET:C Rll:S \\~R~ OIJSER\'El)I JN 1'111:. l'ROJ>[R fY.

Tl![ l'kO['ERTY Sl!O\\ ", ,\:-Ill Uf:SC'k lD[l.10:-i TI I[ SURVEY IS Tl lE S·\ .\ IE1'k0f'[RT':'

l)';[JJC ,\ff.S f,,\Cl:P'l 1\.)1\ liE\t SHOWN mRw:-..
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f'f!Hi,Tlf./Uff~ l
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RICiHTOFWo\Y

llY THE Pvnuc RCCORDS.

CE:--llf:Rll~E

6\Slc.\ll:/11 I I l lll SlVRM lllUl:O: l'UIU'OS l.S !',:,.'I> 1111.,H 1S 1:-1(.][>C/'I L-\ L ·1111:11.E. ro.
kECORDEDOC'T06ER..::t.19.1t I:-.- ROOK .6 17ii f'Mi£ l<:1.0FOfFJCl1\l Rf.CORDS
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I/I/,
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I\OORSF.RVEO E\'!OF.N(f. OF CU RII F.NT EA RTH M(1\.'INC': WOII.K. HlJIU)IM i
CO'lSTR\XTION OR fll .LDJ>;G AflD!llONS .\T TIME OF SL'RVtY.

!.

ill£ L.1,. ND RE FER.REil TO HI:R l: IN BELOW 1S SITL!,\TEL> LOS A:-l<iELES.
1~· Ttlf: COUNn' Of I.OS ANU-.i r.s. ST,\ r r:: OF (,\Llf(iR;'l,\. ,\"iO I::. m;sCRI Ri30
AS FOLLOWS:

~1ATTl:R.S CO... T..\l;>.ED r.,., THA TCERTAiN DOCL'~IEJ,;T ENTITLE!> ".A<iRE[ME:,,;T".
RF.('(1RnFO :,, pnu "· l•l\6, I~ fl()(IK '\OS1(l rM.il' :?_40, ()!' ()ff!( 1·\I RH'OR[)S

ADDRESS/THOMAS GUIDE
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r
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