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PROJECT 
LOCATION: 

 
 
4017, 4021 and 4027 Radford Avenue 

  
PROPOSED 
PROJECT: 

The proposed project is the demolition of existing site improvements and the 
construction, use, and maintenance of a new, six-story, 57,829 square-foot mixed-
use building with 54 dwelling units, including six (6) dwelling units set aside for 
Extremely Low Income Households. The project includes 3,374 square-feet of 
commercial space. The project will provide a total of 59 residential automobile 
parking spaces and 18 commercial automobile parking spaces. Additionally, there 
will be six (6) short-term and 38 long-term bicycle parking spaces.  

APPEAL 
ACTION: 

1. An appeal of the Director of Planning determination, based on the whole of the 
administrative record, that the project is exempt from the CEQA Guidelines, 
Section 15332, Class 32 and that there is no substantial evidence demonstrating 
that an exception to a categorical exemption pursuant to CEQA Guidelines, 
Section 15300.2 applies; and 

 
2. An appeal of the Director of Planning’s approval of a Transit Oriented 

Communities Affordable Housing Incentive Program for a Tier 3 project with a 
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RECOMMENDED ACTIONS:  
 

1. Deny the appeal; 
 

2. Determine that, based on the whole of the administrative record, the project is exempt from the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, Article 19, Section 
15332, Class 32 (In-Fill Development Projects) and there is no substantial evidence 
demonstrating that any exceptions contained in Section 15300.2 of the State CEQA Guidelines 
regarding location, cumulative impacts, significant effects or unusual circumstances, scenic 
highways, or hazardous waste sites, or historical resources applies; 
 

3. Sustain the determination of the Director of Planning to conditionally approve a TOC Affordable 
Housing Incentive Program for a Tier 3 project with a total of 54 dwelling units, including six (6) 
units reserved for Extremely Low Income (ELI) occupancy for a period of 55 years, along with 
the three (3) Additional Incentives:  
 

a. RAS3 Zone Yards (Side and Rear). To permit the use of the side (westerly) and rear yard 
requirements of the RAS3 Zone of five (5) feet; 

 

b. Height. To permit a 22-foot or two (2) story height increase to 67 feet and 6-stories, and 
 

c. Open Space. To permit a 25% decrease in required open space for a total of 4,876 square 
feet, and 

 

4. Adopt the findings therein. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

total of 54 dwelling units, including six (6) units reserved for Extremely Low 
Income (ELI) Household occupancy for a period of 55 years, along with the 
following three (3) Additional Incentives: 

 

a. RAS3 Zone Yards (Side and Rear). To permit the use of the side (westerly) 
and rear yard requirements of the RAS3 Zone of five (5) feet; 

 

b. Height. To permit a 22-foot or two (2) story height increase to 67 feet and 
6-stories, and 

 

c. Open Space. To permit a 25% decrease in required open space for a total 
of 4,876 square feet. 

 



DIR-2021-7095-TOC-HCA-1A    Page 3 

 

 
 
 
 
VINCENT. P. BERTONI, AICP 
Director of Planning 

 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
ADVICE TO PUBLIC: * The exact time this report will be considered during the meeting is uncertain since there may be 
several other items on the agenda. Written communications may be mailed to the Commission Secretariat, Room 272 City 
Hall, 200 North Spring Street, Los Angeles, CA 90012 (Phone No. 213-978-1300). While all written communications are 
given to the Commission for consideration, the initial packets are sent to the Commission’s Office a week prior to the 
Commission’s meeting date. If you challenge these agenda items in court, you may be limited to raising only those issues 
you or someone else raised at the public hearing agendized herein, or in written correspondence on these matters delivered 
to the agency at or prior to the public hearing. As a covered entity under Title II of the Americans with Disabilities Act, the 
City of Los Angeles does not discriminate. The meeting facility and its parking are wheelchair accessible. Sign language 
interpreters, assistive listening devices, or other auxiliary aids and/or other services may be provided upon request. To 
ensure availability of services, please make your request at least seven (7) days prior to the meeting by calling the City 
Planning Commission Office at (213) 978-1300.
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PROJECT ANALYSIS 
 
PROJECT BACKGROUND 
 
The subject property is a flat, irregular-shaped, 15,421 square-foot lot comprised of three (3) 
contiguous parcels with a frontage of approximately 170 feet along Radford Avenue to the east 
and approximately 100 feet along Hoffman Street to the north. The project site is further bound 
by an alley to the west and an alley to the south. The subject property is currently developed an 
automotive repair shop. 
 
The subject property is zoned [Q]C2-1-RIO within the Sherman Oaks-Studio City-Toluca Lake-
Cahuenga Pass Community Plan Area with a Community Commercial land use designation. The 
project site is located within Transit Oriented Communities (TOC), Tier 3.  The site is located 
within 1.71 kilometers from the Hollywood Fault and liquefaction area. The site is not located 
within a flood zone or landslide area.  
 
The proposed project is the demolition of existing site improvements and the construction, use, 
and maintenance of a new, six-story, 57,829 square-foot mixed-use building with 54 dwelling 
units, including six (6) dwelling units set aside for Extremely Low Income Households. The project 
includes 3,374 square-feet of commercial space. The building will be constructed with two (2) 
levels of subterranean parking, one (1) at-grade level for a residential lobby, commercial tenants 
and parking, and five (5) residential levels above. The project includes four (4) studio units, 27 
one-bedroom units, 18 two-bedroom units, five (5) three-bedroom units and 4,876 square feet of 
open space for residents. 
 
The project will provide a total of 59 residential automobile parking spaces and 18 commercial 
automobile parking spaces. Additionally, there will be six (6) short-term and 38 long-term bicycle 
parking spaces. Vehicular access to the site is provided via two (2) two-way driveways along the 
westerly and southerly alleys. 
 
The project is located in Tier 3 of the Transit Oriented Communities Incentive Areas and therefore, 
pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines 
(TOC Guidelines), by setting aside 10% of the total number of dwelling units for Extremely Low 
Income Households, the project is eligible for the Base Incentives (Residential Density, Floor Area 
Ratio (FAR) and Automobile Parking); and by setting aside at least 11% of the base density the 
project is entitled to three (3) Additional Incentives.  
 
The Additional Incentives requested are found on the Menu of Incentives and include: the use of 
RAS3 Zone yard requirements, additional height and a reduction in open space. 
 
Surrounding uses are within residential, commercial, and industrial zones and are developed with 
residential and commercial structures. The property to the north across Hoffman Street is zoned 
[Q]C2-1-RIO and is improved with a cocktail lounge. The property to east across Radford Avenue 
is zoned [Q]M2-1-RIO and improved with a studio center. The properties to the south and across 
the alley are zoned [Q]C2-1-RIO and improved with a commercial office building. The property to 
the west and across the alley is zoned R3-1-RIO and improved with a multi-family residential 
structure. 
 
STREETS AND CIRCULATION 
 
Radford Avenue, abutting the property to the east, is an Avenue II, dedicated to a right-of-way 
width of 86 feet and improved with asphalt roadway, curb, gutter, and concrete sidewalks. 
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Hoffman Street, abutting the property to the north, is designated as a Local Street-Standard, 
dedicated to a right-of-way width of 60 feet and improved with asphalt roadway, curb, gutter, and 
concrete sidewalks. 
 
Alleys, adjoining the subject property to the west and south are each dedicated to a width of 20 
feet. 
 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
 
Pursuant to the voter-approved Measure JJJ, Los Angeles Municipal Code (LAMC) 12.22-A,31 
was added to create the Transit Oriented Communities (TOC) Affordable Housing Incentive 
Program (TOC Program). The Measure requires the Department of City Planning to create TOC 
Affordable Housing Incentive Program Guidelines (TOC Guidelines) for all Housing 
Developments located within a ½-mile (or 2,640-foot) radius of a Major Transit Stop. These 
Guidelines provide the eligibility standards, incentives, and other necessary components of the 
TOC Program consistent with LAMC 12.22-A,31.  
 
A qualifying TOC Project shall be granted Base Incentives with regard to increased residential 
density, increased floor area ratio, and reduced automobile parking requirements. In addition to 
these Base Incentives, an eligible project may be granted Additional Incentives with regard to 
yards and setbacks, open space, lot coverage, lot width, averaging, density calculation, height, 
and developments in public facilities zones. Up to three (3) Additional Incentives may be granted 
in exchange for providing the requisite set aside of affordable housing as enumerated in the TOC 
Guidelines.  
 
The proposed project is located less than 2,640 feet from a Major Transit Stop at the intersection 
of the Ventura Boulevard and Laurel Canyon Boulevard, which contains the intersection of two 
(2) qualifying transit services, the Metro NextGen Tier 1 Rapid Line 150/240 and the DASH Van 
Nuys/Studio City. As the project will set aside at least 10% of the total number of units for 
Extremely Low Income Households and meets all other eligibility requirements of the TOC 
Affordable Housing Incentive Program, the project is entitled to the Base Incentives. 
 
In addition, as the Ventura Boulevard and Laurel Canyon Boulevard intersection is less than 750 
feet from the subject property and also is served by Metro NextGen Tier 1 Rapid Line 150/240 
and the DASH Van Nuys/Studio City, the project is located within Tier 3 of the TOC Guidelines.  
As the project will set aside 11% of the base number of units for Extremely Low Income 
Households, the project is entitled to three (3) Additional Incentives. The applicant is requesting 
three (3) Additional Incentives.  
 
Given the above, the proposed project includes the following Base and Additional Incentives for 
a qualifying Tier 3 Project: 
 
Tier 3 Base Incentives: 
 

a. Density: The subject property is zoned [Q]C2-1-RIO and is limited to a maximum density 
of one (1) dwelling unit per 400 square feet of lot area.  At 17,845 square feet in size 
(including half of the abutting alleys), the property has a base density of 45 units (17,845 
square feet of lot area divided by 400 square feet and rounded up). As an eligible Housing 
Development, the project is entitled for a 70 percent density increase for a maximum of 
77 total units; 54 units are proposed.  

 
b. Floor Area Ratio (FAR): The subject property is zoned [Q]C2-1-RIO and limited to an 

FAR of 1.5 to 1.  As an eligible Housing Development, the project is entitled to an FAR 
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increase resulting in an FAR of 3.75 to 1.  As proposed, the project has a maximum FAR 
of 3.75 to 1.  

 
c. Parking: Pursuant to LAMC Section 12.21-A,4, the proposed 54-unit mixed-use project 

would be required to provide a total of 91 residential automobile parking spaces and 25 
commercial automobile parking spaces. As an Eligible Housing Development in Tier 3, the 
project shall not be required to exceed 0.5 spaces per residential unit and is permitted up 
to a 30% reduction in the nonresidential parking requirement. As proposed, the project is 
providing 59 residential parking spaces and 18 commercial parking spaces for a total of 
77 automobile parking spaces. 

 
Tier 3 Additional Incentives:  
 
Pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines 
(TOC Guidelines), the Tier 3 Project has been granted three (3) Additional Incentives in order to 
construct the proposed project: 
 

a. RAS3 Setbacks. The subject property is zoned [Q]C2-1-RIO and the project would be 
required 9-foot side yards and an 18-foot rear yard. Eligible Housing Developments in 
commercial zones may utilize any or all of the yard requirements for the RAS3 zone per 
LAMC 12.10.5. In this case, the project will utilize the side and rear yard setback 
requirements of the RAS3 Zone resulting in a five-foot rear yard and a five-foot side yard 
(westerly) setback. 
 

b. Height. The subject property is zoned [Q]C2-1-RIO and the project would be permitted a 
maximum of four (4) stories pursuant to Ordinance No. 164,341 with a maximum building 
height of 45 feet. Eligible Housing Developments in Tier 3 may be granted two (2) 
additional stories and up to 22 additional feet. In this case, the project is proposed with a 
maximum building height of 67 feet at six (6) stories.  
 

c. Open Space. Pursuant to LAMC Section 12.21-G, the proposed 54-unit residential 
building would be required to provide a total of 6,425 square feet of open space. Eligible 
Housing Developments in Tier 3 may be permitted up to a 25 percent decrease in the 
required open space. The project proposes a reduction of 25 percent in the required 
amount of open space resulting in a total of 4,876 square feet of open space.  
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APPEAL ANALYSIS 
 
APPEAL POINTS AND STAFF RESPONSES 
 
On January 20, 2022, the city issued a letter of determination approving a Transit Oriented 
Communities Affordable Housing Incentive Program (TOC) for the proposed project. On January 
27, 2022 and February 2, 2022, two (2) appeals (Exhibits C & D) were filed in a timely manner by 
Margaret Nicholson/Hoffman Family LP and Tom Billett, and tenants of 12020 Hoffman Street, 
respectively.  
 
Appeal Nos. 1 & 2 – [Margaret Nicholson/Hoffman Family LP and Tom Billett, and tenants 
of 12020 Hoffman Street] 
 
1. Eligibility for TOC Validity 

 
Appeal Comment: 
 
The appellants state that the TOC application is not valid for the subject project’s location. 
The property is not located within 2,640 feet of a Major Transit Stop, the transportation 
qualifiers are invalid and therefore does not qualify for the Transit Oriented Communities 
Affordable Housing Incentive Program.  
 
Staff Response:  
 
On February 25, 2021, the Department of City Planning issued a tier verification form 
which established that the subject property was located within Tier 3 of the TOC 
Guidelines. The verification form referenced the intersection of Ventura Boulevard and 
Laurel Canyon Boulevard as a Major Transit Stop because it contained the intersection of 
two (2) qualifying transit services: the Metro NextGen Tier 1 Rapid Line 150/240 and the 
DASH Van Nuys/Studio City. The basis for this Tier 3 verification relied on the definitions 
of a TOC Affordable Housing Incentive Area and Major Transit Stop found in the TOC 
Guidelines: 
 

TOC Affordable Housing Incentive Area: Each one-half mile radius (2,640 feet) around 
a Major Transit Stop, as defined in subdivision (b) of Section 21155 of the California 
Public Resources Code, and provided in Section II of these Guidelines, shall constitute 
a unique TOC Affordable Housing Incentive Area. 
 
Major Transit Stop: A site containing a rail station or the intersection of two or more 
bus routes with a service interval of 15 minutes or less during the morning and 
afternoon peak commute periods. The stations or bus routes may be existing, under 
construction or included in the most recent Southern California Association of 
Governments (SCAG) Regional Transportation Plan (RTP). 
 
Regular Bus: Non Rapid Bus lines with at least 15 minute average headways. 
 
Rapid Bus: A higher quality bus service that may include several key attributes, 
including dedicated bus lanes, branded vehicles and stations, high frequency, limited 
stops at major intersections, intelligent transportation systems, and possible off-board 
fare collection and/or all door boarding. It includes, but is not limited to, Metro Bus 
Rapid Transit lines, Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue 
Rapid lines and the Rapid 6 Culver City bus. 
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Transportation Qualifier 1: Metro NextGen Tier 1 Rapid Line 150/240 
 
The first transportation qualifier is a Metro NextGen Tier 1 Rapid Line 150/240 which is a 
Rapid Bus. The term Rapid Bus is broadly defined within the TOC Guidelines and includes 
several characteristics such as dedicated bus lanes, branded vehicles and stations, high 
frequency, limited stops at major intersections; to name a few. This includes The Metro 
Next Gen Tier 1 Rapid Line 150/240 as this is the Rapid Bus that services this intersection. 
The NextGen Tier 1 Rapid Line is based on Metro's classification and is also documented 
in the Departmental memo dated 3/25/2021 (Exhibit G). The NextGen system includes a 
new bus classification system with different Tier levels. Tier 1 is the highest quality bus 
NextGen line and will replace current Rapid Bus lines as they are discontinued. Tier 1 
routes are planned to achieve service interval levels of at least ten minutes throughout the 
weekday daytime. The 240 bus has 10-minute service intervals in both directions.  
 
Transportation Qualifier 2: DASH Van Nuys/Studio City 
 
Qualifying TOC bus routes may include routes which are included in the most recent 
SCAG RTP. While SCAG RTP (known as Connect Socal) speaks in generalities, the 
policies and strategies it discusses are the result of an extensive and collaborative effort 
to coordinate the region's transportation systems. In doing so, the RTP relies on the 
information found in supporting technical reports, one of which is titled "Project List''.  
 
City Council Action and Mayor Concurrence in October, 2018 (Council File 18-0244) 
approved the Transportation Committee Report relative to implementing Transit Service 
Analysis Phase One recommendations to expand various transit services; one of which 
includes the increase of DASH bus frequency to every 15 minutes during the weekdays. 
This enhancement is included in the Southern California Association of Governments’ 
(SCAG) Regional Transportation Plan (RTP). The plan is for the line to achieve at least 
15 minute average peak headways, thus qualifying the line as a Regular Bus. 

 
These two transportation qualifiers of a Regular Bus and Rapid bus intersect within 750 
feet of the project site, and as such, the project qualifies as a Tier 3 project. 
 

2. Privacy 
 
Appeal Comment: 
 
The appellants state that the proposed project will tower over their apartment building and 
take over their enjoyment of privacy.   
 
Staff Response: 
 
As the Ventura Boulevard and Laurel Canyon Boulevard intersection is located less than 
750 feet from the subject property and contains the intersection of a Rapid Bus and 
Regular Bus, the project is located within Tier 3 of the TOC Guidelines. Furthermore, as 
the project will set aside 11% of the base number of units for Extremely Low Income 
Households, the project is entitled to three (3) Additional Incentives, including an increase 
in height of up to two (2) stories or an additional 22 feet. The subject property is zoned 
[Q]C2-1-O and pursuant to Ordinance No, 164,341, the project is permitted a maximum 
of four (4) stories the maximum height permitted is 45 feet. With an additional 22 feet 
increase in height, the maximum height is 67 feet; the project’s maximum height proposed 
is 67 feet. 
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Thus, the project is compliant with the Additional Incentive for Height. The issue related to 
privacy is not a basis to grant or deny incentives in either Los Angeles Municipal Code 
(LAMC) 12.22-A,31 or the TOC Guidelines.  

 
3. Parking and Traffic 

 
Appeal Comment: 
 
The appellants state that the proposed project’s location is already highly developed with 
many multi-family developments resulting in traffic, congestion and lack of street parking. 
The proposed project will intensify traffic and street parking issues. 
 
Staff Response:  
 
As the project will set aside at least 10% of the total number of units for Extremely Low 
Income Households and meets all other eligibility requirements of the TOC Affordable 
Housing Incentive Program, the project is entitled to the Base Incentives, one of which is 
Parking. Pursuant to LAMC Section 12.21-A,4, the proposed 54-unit mixed-use project 
would be required to provide a total of 91 residential automobile parking spaces  and 25 
commercial automobile parking spaces. As an Eligible Housing Development, the project 
shall not be required to exceed 0.5 spaces per residential unit and up to a 30% reduction 
in the nonresidential parking requirement. At a minimum, the project is required to provide 
27 residential parking spaces and 18 commercial parking spaces for a total of 45 parking 
spaces. As proposed, the project is providing 59 residential parking spaces and 18 
commercial parking spaces for a total of 77 automobile parking spaces. Therefore, the 
project is compliant with the Base Incentive for Parking.  

 
Appeal No. 2 – Tom Billett, and tenants of 12020 Hoffman Street  
 
4. Noise and Noxious Smells 

 
Appeal Comment: 
 
The appellants state that the proposed project use of the alleyways will result in more 
noise and noxious smells.   
 
Staff Response:  

 
The proposed project will provide a total of two driveways; each is accessible from the 
westerly and southerly alley. The proposed use of the alleys are for ingress and egress; 
typical to this type of mixed-use development that abuts one or more alleys. The increase 
in noise would not result in any significant impact; and the increase in smell would be 
typical of that generated by passenger vehicles. 
 
Nevertheless, the appellant has not submitted any substantial evidence to refute the 
analysis and conclusion in the Class 32 Categorical Exemption determination. 
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STAFF RECOMMENDATION 

 
Conclusion 
 
Staff recommends the City Planning Commission deny the appeal and sustain the Determination 
by the Director of Planning. The proposed project is consistent with applicable provisions of the 
LAMC and CEQA. All of the required findings for a Transit Oriented Communities Affordable 
Housing Incentive Program pursuant to LAMC 12.22-A,31 were made in the affirmative and an 
appropriate environmental clearance under CEQA has been applied. As such, the Director did 
not err in approving the proposed project. 
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METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

SITE PLAN

GARAGE PLAN SHEET KEY NOTES

THE REQUIRED HARDSCAPE USED TO REDUCE HEAT ISLAND

EFFECTS SHALL HAVE A SOLAR REFLECTANCE VALUE OF AT

LEAST 0.30 AS DETERMINED PER ASTM E918 OR ASTM C1549.

DEX-C-TEX OR EQUAL. R.R. #02360

1

2

3'-6" HIGH MAX. CMU FENCE WALL AT FRONT YARD SETBACK

REFER TO ELEVATIONS INDICATED ON THE PLANS.

INDICATES LINE OF BLAC./BLDG. ABOVE.

3

8" THICK COLORED SLUMP BLOCK OR DECORATIVE COLORED

CONC. BLOCK WALL.

4

INDICATES APPROX. DECK DRAIN LOCATION, REFER TO CIVIL &

LANDSCAPE PLANS FOR ACTUAL NUMBER,LOCATION AND ELEV.

OF AREA DRAINS.

5

PLANTER WALL (SEE LANDSCAPE PLANS FOR PLANTER DRAIN

LOCATION AND ADDITIONAL COURTYARD PLANTERS.)

6

7

INDICATES LOCATION 6' x 8' ELEC. TRANSFORMER PAD &

TRANSFORMER.

INDICATES DOOR LANDING AREA SLOPED 1/8" / FT. AWAY FROM

DOOR.

8

9 NOT USED

10

DRIVEWAY.REFER TO GARAGE PLAN FOR ADDITIONAL

INFORMATION

11

LINE OF GARAGE EXHAUST SHAFT.

NOTE:-

1.      INTERIOR FINISH MATERIALS APPLIED TO

WALL AND CEILINGS SHALL BE TESTED AS

SPECIFIED IN SECTION 803. SPECIFY THE

CLASSIFICATIONS PER TABLE 803.11 AND

SECTION 803.1.

2. ALL TRASH BIN TO BE LOCATED IN TRASH

AND RECYCLE ROOM IN GARAGE AND SHALL

BE COVERED.

3. ALL ROOF DOWNSPOUTS AND ALL RUNOFF

TO DRAIN TO PLANTER BOXED. SEE CIVIL

PLANS.

4. OPENING PROTECTIVE ARE NOT REQUIRED

WHERE THE BUILDING IS REQUIRED

THROUGHOUT WITH AN AUTOMATIC

SPRINKLER SYSTEM IN ACCORDANCE WITH

SECTION 903.3.1.1 AND THE EXTERIOR

OPENINGS ARE PROTECTED BY A WATER

CURTAIN USING AUTOMATIC SPRINKLERS

APPROVED FOR THE USE.

ARCHITECTURAL SITE PLAN SHEET NOTES

ARCHITECTURAL SITE PLAN IS FOR BUILDING DEPARTMENT

REFERENCE ONLY. REFER TO SUTVEY,CIVIL AND LANDSCAPE

PLANS FOR ALL INFORMATION.

1.

REFER TO CIVIL, MECHANICAL, PLUMBING,ELECTRICAL, UTILITY

AND LANDSCAPE PLANS FOR HORIZONTAL AND VERT,

CONTOROLS, SITE DRAINAGE, SITE ACCESSIBILITY, SITE UTILITIES

AND ADDITIONAL INFORMATION.

2.

REFER TO LANDSCAPE PLANS FOR PLANTER AND PLANTER DRAIN

LOCATIONS.

3.

NOT USED4.

A REGISTERED DEPUTY GRADING INSPECTOR IS REQUIRED FOR

ALL ON THE SHORING WORK INCLUDING SLOT CUTS.

5.

SHORING REQUIRES CONTINUOUS  INSPECTION BY THE SOILS

ENGINEER/GEOLOGIST.

6.

RETAINING WALLS LOCATED CLOSER TO THE PROPERTY LINE

THAN THE HEIGHT OF THE WALL SHALL BE BACKFIELD NOT LATER

THAN 10 DAYS AFTER CONSTRUCTION OD THE WALL AND

NECESSARY STRUCTURAL SUPPORTING MEMBERS UNLESS

RECOMMENDED OTHERWISE BY RESPONSIBLE ENGINEER.

7.

LOCATE THE PERIMETER WALL/RETAINING WALLS MINIMUM 4"

AWAY FROM THE PROPERTY LINE TO ACCOMMODATE THE

PLACEMENT OF THE SUB-DRAIN DEVICE. (CONTRACTOR TO VERIFY

PRIOR TO CONSTRUCTION)

8.

PROVIDE AN APPROVED OUTLET STRUCTURE FOR ALL DOWN

DRAINS.CONSTRUCTURESTO HAVE VELOCITY REDUCERS,

DIVERSION WALLS,RIP-E\WRAP AND APRONS.

9.

CONCENTRATED DRAINAGE TO BE DISCHARGED INTO AN

APPROVED LOCATION. (DRAINAGE REQUIRED INTO STREET,

NATURAL WATERCOURSE IS NOT ALLOWED.

10.

ENTIRE FACILITY SHALL COMPLY WITH THE CALIFORNIA BUILDING

CODE FOR ACCESSIBILITY.WHEN CONFLICTS EXIST BETWEEN ADA

AND THE CALIFORNIA BUILDING CODE THE STANDARD THAT

PROVIDES THE GREATEST DEGREE OF ACCESSIBILITY SHALL

COMPLY.

11.

INSTALL WITHIN PROJECT AN AIR INFILTRATION SYSTEM (EITHER

CHARCOAL OR ELECTRONIC) TO REDUCE AIR QUALITY EFFECTS

ON THE PROJECT RESIDENTS.

12.

MAIL BOX EQUIPMENT SHALL BE PROVIDED BY GENERAL

CONTRACTOR AT A LOCATION APPROVED BY US POSTAL SERVICE.

MAIL BOXES SHALL MEET ACCESSIBILITY STANDARDS.

13.

PROJECT SITE DIRECTORY SHALL BE PROVIDED BY GENERAL

CONTRACTOR AS REQUIRED BY LOCAL FIRE DEPARTMENT REQ.

AND APPROVED BY OWNER.

14.

12

NOT USED

13

INDICATES GUARDRAIL T.O. GUARDRAIL AT 3'-6" ABOVE

ADJACENT FINISH FLOOR.

14

FIRE DEPARTMENT CONNECTION (F.D.C.)

15

6'-0" HIGH CONC. BLK. WALL

16

ADDITIONAL SERVICE CAPACITY, SPACE FOR FUTURE METER,

AND CONDUIT FOR FUTURE INSTALLATION OF ELECTRICAL

OUTLETS.

17

GAS SHUT VALVE. (C.C.R., TITLE 19)

18

SHORT TERM BICYCLE PARKING

ELEVATOR SHALL HAVE A 60 GALLON MAX. EMERGENCY

GENERATOR LOCATED ON ROOF CAPABLE OF OPERATING FOR

2-HOURS IN CASE OF POWER FAILURE. SEPARATE PERMIT

COULD BE REQUIRED. CONTRACTOR TO VERIFY AND OBTAIN IF

NECESSARY.
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

LOWER GARAGE PLAN

NORTH

E. V. SIGN1

CMU WALL (2-HOUR WALL)

SHEET LEGEND

CAST IN PLACE CONC.WALL/CLG. (2-HOUR WALL)

EXIT SIGN PER C. B. C. SEC. 1011

NOTE CEILING HEIGHT

INDICATES FURRED CLG.

INDICATES MIN. 8'-2" HEAD CLEARANCE

PARKING SUMMARY

FOR PARKING SUMMARY SEE TITLESHEET

GARAGE PLAN SHEET NOTES

REFER TO BUILDING PLANS SHEET A2.2 FOR ADDITIONAL NOTES.1.

PROVIDE APPROVED MECHANICAL VENTILATION SYSTEM FOR

GARAGE.THE SYSTEM SHALL BE DESIGNED TO GIVE UNIFORM

MOVEMENT OF AIR SUFFICIENT TO PROVIDE ONE COMPLETE

CHANGE OF AIR EVERY 15 MINUTES. WHERE A MECHANICAL

EXHAUST SYSTEM IS USED THE EXHAUST VENTILATION TAKEN AT

THE POINT WITHIN 18" OF THE FLOOR LEVEL. VENTILATION DUCT

OPENING SHALL BE SPACED NOT FARTHER THAN 50' APART

AROUND THE PERIMETER OF THE GARAGE.

2.

NOT USED3.

IF PARKING SPACES ARE ASSIGNED TO EACH RESIDENTIAL

UNIT,THEN PROVISIONS SHALL BE MADE FOR ALLOCATING

DISABLED PARKING SPACES TO UNIT OCCUPIED BY DISABLED

RESIDENCE REGARDLESS OF UNIT LOCATION. THE OPTION OF

REALLOCATING ACCESSIBLE PARKING SPACE TO A UNIT OCCUPIED

BY DISABLED RESIDENCE SHALL REMAIN FOR THE LIFE OF THE

PROJECT.

4.

5. ALL PLUMBING PIPES AND MECHANICAL EXHAUST DUCTS,MEP

EQUIPMENT SUBJECT TO IMPACT BY CAR SHALL HAVE ADEQUATE

PROTECTION.

6. ALL STALLS SHALL BE DOUBLE STRIPED PER         AND ZONING

CODE SECTION 12.21.C5(e),(f),(g)

7. FOR HANDICAP PARKING STALL REQUIREMENT REFER TO:

8. THIS BUILDING AND GARAGE SHALL BY FULLY SPRINKLERED

COMPLYING WITH (NFPA-13) SYSTEM

9. THROUGH PENETRATION SHALL BE PROTECTED BY AN APPROVED

THROUGH-PENETRATION FIRE TOP SYSTEM INSTALLED AND

TESTED IN ACCORDANCE WITH ASTM E814 OR UL 1479, WITH A

MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH OF

WATER (2.49pa). THE SYSTEM SHALL HAVE AN F-RATING AND

T-RATING OF NOT LESS THAN 1 HOUR BUT NOT LESS THAN THE

REQUIRED RATING OF THE FLOOR PENETRATED.

10.NOTE ON PLAN: "REGISTERED DEPUTY GRADING INSPECTOR IS

REQUIRED ON GRADING AND FOUNDATION EARTHWORK WHERE

(SITE EXCEEDS 60.000 SF.) (CUT OR FILL SLOPES EXCEED 2.1) (CUT

EXCEED 40 FT. IN HEIGHT AND WITHIN 20 FT. OF A PROPERTY LINE)

(FOUNDATION EXCAVATION BELOW A 1:1 PLANE FROM PROPERTY

LINE) (PROJECTS INVOLVE UNUSUAL HAZARDS) (SHORING WORK

INCLUDING SLOT-CUTS)". (1704)

11. CONTINUOUS INSPECTION BY THE SOILS ENGINEER/GEOLOGIST IS

REQUIRED FOR ALL SHORING/GRADING OPERATIONS.

12. ADD THE FOLLOWING GENERAL GRADING NOTES TO THE FINAL

PLANS:

 NO FILL TO BE PLACED, UNTIL THE CITY GRADING INSPECTOR

HAS INSPECTED AND APPROVED THE BOTTOM EXCAVATION.

 MAN-MADE FILL SHALL BE COMPACTED TO A MININUM

RELATIVE COMPACTION OF 90%MAX. DRY DENSITY WITHIN 40

FEET BELOW FINISH GRADE AND 93% OF MAX. DRY DENSITY

DEEPER THAN 40 FT. BELOW FINISH GRADE, UNLESS A LOWER

RELATIVE COMPACTION (NOT LESS THAN 90% OF MAX. DRY

DENSITY) IS JUSTIFIED BY THE SOILS ENGINEER,

13.NOTE ON PLANS: RETAINING WALLS IS LOCATED CLOSER TO THE

PROPERTY LINE THAN THE HEIGHT OF THE WALL SHALL BE

BACKFILLED NOT LATER THAN 10 DAYS AFTER CONSTRUCTION OF

THE WALL AND NECESSARY STRUCTURAL SUPPORTING MEMBERS

UNLESS RECOMMENDED OTHERWISE BY RESPONSIBLE ENGINEER.

14.DOUBLE STRIPING OF PARKING STALLS SHALL BE PER ZONING

CODE SECTION 12.21.A5, CHART NO. 5

NOTE:

INTERIOR FINISH MATERIALS APPLIED TO

WALL AND CEILINGS SHALL BE TESTED AS

SPECIFIED IN SECTION 803. SPECIFY THE

CLASSIFICATIONS PER TABLE 803.11 AND

SECTION 803.1. 

GARAGE PLAN SHEET KEY NOTES

INDICATES FLR./TRENCH DRAIN, CONNECT TO SUMP PUMP

SYSTEM PER PLMG. PLANS, VERIFY LOCATION & NO. OF DRAINS

PRIOR TO CONST.

1

2

INDICATES LINE OF PARKING EXHAUST SHAFT ABOVE. VERIFY

SIZE WITH MECH. PLANS PRIOR TO CONSTRUCTION.

3

INDICATES LINE OF TURNING CLEARANCE REQUIREMENTS.

4

INDICATES LINE OF PROPOSED ELECTRIC TRANSFORMER

LOCATION ABOVE. PROVIDE MIN. OF 3'-0" CLEARANCE ALL

AROUND THE PAD.

5

LINE OF SLAB/BLDG. ABOVE.

6

INDICATES FIRE SPRINKLER HEAD ABOVE. INSTALL MIN. ONE AT

TRASH ENCLOSURE AND ONE AT RECYCLING AREA.

7

GALV. METAL GATE WITH MIN. 8'-2" HEAD CLEARANCE AND VOICE

RESPONSE SYSTEM WITH MIN 20' STACKING DISTANCE FROM

PROPERTY LINE.

8

SLOPE GARAGE SLAB TO DRAIN MAINTAIN MAX. 2% SLOPE AT

ACCESSIBLE PARKING/ACCESSIBLE ROUTE/ACCESSIBLE ROUTE

TO ELEVATOR, ETC. MAX. 5% IN OTHER AREA.

9

INDICATES LINE OF 

5

8

" GYPSUM BOARD FINISH INSTALLED OVER

METAL STUDS/FURRING CHANNEL TYPICAL WALLS AND CEILING.

10

CROSSED HATCH AREA INDICATES MINIMUM 8'-2" HEAD

CLEARANCE.

11

INDICATES 3'-0" WIDE BAND OF TRUNCATED DOMES, ADA

DETECTABLE WARNING SYSTEM.

12

PLANTER AREA FOR WATERPROOFING AND PLANTER DRAINS

REFER TO LANDSCAPE PLANS.

13 NOT USED

14

SLIP RESISTANCE TILE FLOORING SURFACE.

15

TRASH/RECYCLING CHUTE OPENING.

16

VENT SHAFT, SEE MECH.PLANS, PROVIDE FIRE DAMPER PER

MECH.

17

PRECAST CONC. CAR WHEEL STOP.

18 3'-0" HIGH, 3" DIA, STELL PIPE BOLLARDS

20

WHERE MULTIPLE CHARGING SPACES ARE REQUIRED, EVSE TO

BE WALL MOUNT BY "EVSE LLC" AND RACEWAY PER ELECTRICAL

PLANS.

EV SPACES WITHIN THE COMMON PARKING AREA SERVING

R-OCCUPANCIES, SHALL HAVE LABELS POSTED STATING "EV

CAPABLE" AT BOTH THE EV CHARGING SPACE AND AT A

CONSPICUOUS PLACE AT THE SERVICE  PANEL OR SUB PANEL.

THE ELECTRICAL SYSTEM SHALL HAVE SUFFICIENT CAPICITY TO

SIMULTANEQUSLY CHARGE ALL DESIGNATED EV SPACE AT FULL

RATED AMPERAGE BASED ON LEVEL 2 EVSE. PLAN DESIGN SHALL

BE BASED UPON A 40 - AMPERE MINIMUM BRANCH CIRCUIT. THE

SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL

IDENTIFY THE OVERCURRENT PROTECTIVE DEVICE SPACE(S)

RESERVED FOR FUTURE EV CHARGING PURPOSES AS EV

CAPABLE IN ACCORDANCE WITH LOS ANGELES ELECTRICAL

CODE. A SEPARATE ELECTRICAL PERMIT IS REQUIRED.(4.106.4.2)

19

MAINTAIN 8'-2" MIN. VERTICAL CLEARANCE TO AND FORM

ACCESSIBLE PARKING STALL AND LOADING AISLES AND DRIVE

AISLES THROUGHOUT PARKING GARAGE.

22

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5' WIDE

DISABLE ACCESS LOADING AREA OR RECESS INTO WALL

NOT USED

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5' WIDE

DISABLE ACCESS LOADING AREA OR RECESS INTO WALL

23

PROPOSED MAIL BOX LOCATION. OBTAIN USPS APPROVAL PRIOR

TO CONSTRUCTION.

24

INDICATES CLASS 1 STAND PIPE AS REQUIRED BY LOCAL FIRE

DEPARTMENT.

25

12-22-2021
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

UPPER GARAGE PLAN

NORTH

CMU WALL (2-HOUR WALL)

SHEET LEGEND

CAST IN PLACE CONC.WALL/CLG. (2-HOUR WALL)

EXIT SIGN PER C. B. C. SEC. 1011

NOTE CEILING HEIGHT

INDICATES FURRED CLG.

INDICATES MIN. 8'-2" HEAD CLEARANCE

PARKING SUMMARY

FOR PARKING SUMMARY SEE TITLESHEET

GARAGE PLAN SHEET NOTES

REFER TO BUILDING PLANS SHEET A2.2 FOR ADDITIONAL NOTES.1.

PROVIDE APPROVED MECHANICAL VENTILATION SYSTEM FOR

GARAGE.THE SYSTEM SHALL BE DESIGNED TO GIVE UNIFORM

MOVEMENT OF AIR SUFFICIENT TO PROVIDE ONE COMPLETE

CHANGE OF AIR EVERY 15 MINUTES. WHERE A MECHANICAL

EXHAUST SYSTEM IS USED THE EXHAUST VENTILATION TAKEN AT

THE POINT WITHIN 18" OF THE FLOOR LEVEL. VENTILATION DUCT

OPENING SHALL BE SPACED NOT FARTHER THAN 50' APART

AROUND THE PERIMETER OF THE GARAGE.

2.

NOT USED3.

IF PARKING SPACES ARE ASSIGNED TO EACH RESIDENTIAL

UNIT,THEN PROVISIONS SHALL BE MADE FOR ALLOCATING

DISABLED PARKING SPACES TO UNIT OCCUPIED BY DISABLED

RESIDENCE REGARDLESS OF UNIT LOCATION. THE OPTION OF

REALLOCATING ACCESSIBLE PARKING SPACE TO A UNIT OCCUPIED

BY DISABLED RESIDENCE SHALL REMAIN FOR THE LIFE OF THE

PROJECT.

4.

5. ALL PLUMBING PIPES AND MECHANICAL EXHAUST DUCTS,MEP

EQUIPMENT SUBJECT TO IMPACT BY CAR SHALL HAVE ADEQUATE

PROTECTION.

6. ALL STALLS SHALL BE DOUBLE STRIPED PER         AND ZONING

CODE SECTION 12.21.C5(e),(f),(g)

7. FOR HANDICAP PARKING STALL REQUIREMENT REFER TO:

8. THIS BUILDING AND GARAGE SHALL BY FULLY SPRINKLERED

COMPLYING WITH (NFPA-13) SYSTEM

9. THROUGH PENETRATION SHALL BE PROTECTED BY AN APPROVED

THROUGH-PENETRATION FIRE TOP SYSTEM INSTALLED AND

TESTED IN ACCORDANCE WITH ASTM E814 OR UL 1479, WITH A

MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH OF

WATER (2.49pa). THE SYSTEM SHALL HAVE AN F-RATING AND

T-RATING OF NOT LESS THAN 1 HOUR BUT NOT LESS THAN THE

REQUIRED RATING OF THE FLOOR PENETRATED.

10.NOTE ON PLAN: "REGISTERED DEPUTY GRADING INSPECTOR IS

REQUIRED ON GRADING AND FOUNDATION EARTHWORK WHERE

(SITE EXCEEDS 60.000 SF.) (CUT OR FILL SLOPES EXCEED 2.1) (CUT

EXCEED 40 FT. IN HEIGHT AND WITHIN 20 FT. OF A PROPERTY LINE)

(FOUNDATION EXCAVATION BELOW A 1:1 PLANE FROM PROPERTY

LINE) (PROJECTS INVOLVE UNUSUAL HAZARDS) (SHORING WORK

INCLUDING SLOT-CUTS)". (1704)

11. CONTINUOUS INSPECTION BY THE SOILS ENGINEER/GEOLOGIST IS

REQUIRED FOR ALL SHORING/GRADING OPERATIONS.

12. ADD THE FOLLOWING GENERAL GRADING NOTES TO THE FINAL

PLANS:

 NO FILL TO BE PLACED, UNTIL THE CITY GRADING INSPECTOR

HAS INSPECTED AND APPROVED THE BOTTOM EXCAVATION.

 MAN-MADE FILL SHALL BE COMPACTED TO A MININUM

RELATIVE COMPACTION OF 90%MAX. DRY DENSITY WITHIN 40

FEET BELOW FINISH GRADE AND 93% OF MAX. DRY DENSITY

DEEPER THAN 40 FT. BELOW FINISH GRADE, UNLESS A LOWER

RELATIVE COMPACTION (NOT LESS THAN 90% OF MAX. DRY

DENSITY) IS JUSTIFIED BY THE SOILS ENGINEER,

13.NOTE ON PLANS: RETAINING WALLS IS LOCATED CLOSER TO THE

PROPERTY LINE THAN THE HEIGHT OF THE WALL SHALL BE

BACKFILLED NOT LATER THAN 10 DAYS AFTER CONSTRUCTION OF

THE WALL AND NECESSARY STRUCTURAL SUPPORTING MEMBERS

UNLESS RECOMMENDED OTHERWISE BY RESPONSIBLE ENGINEER.

14.DOUBLE STRIPING OF PARKING STALLS SHALL BE PER ZONING

CODE SECTION 12.21.A5, CHART NO. 5

NOTE:

INTERIOR FINISH MATERIALS APPLIED TO

WALL AND CEILINGS SHALL BE TESTED AS

SPECIFIED IN SECTION 803. SPECIFY THE

CLASSIFICATIONS PER TABLE 803.11 AND

SECTION 803.1. 

9

INDICATES LINE OF 

5

8

" GYPSUM BOARD FINISH INSTALLED OVER

METAL STUDS/FURRING CHANNEL TYPICAL WALLS AND CEILING.

10

CROSSED HATCH AREA INDICATES MINIMUM 8'-2" HEAD

CLEARANCE.

11

INDICATES 3'-0" WIDE BAND OF TRUNCATED DOMES, ADA

DETECTABLE WARNING SYSTEM.

12

PLANTER AREA FOR WATERPROOFING AND PLANTER DRAINS

REFER TO LANDSCAPE PLANS.

13 NOT USED

20

THE SERVICE PANEL OR SUBPANEL CIRCUIT

DIRECTORY SHALL IDENTIFY THE OVERCURRENT

PROTECTIVE DEVICE SPACE(S) RESERVED FOR

FUTURE EV CHARGING PURPOSES AS EV CAPABLE IN

ACCORDANCE WITH LOS ANGELES ELECTRICAL CODE.

A SEPARATE ELECTRICAL PERMIT IS

REQUIRED.(4.106.4.2)

22

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5'

WIDE DISABLE ACCESS LOADING AREA OR RECESS

INTO WALL

NOT USED

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5'

WIDE DISABLE ACCESS LOADING AREA OR RECESS

INTO WALL

23

PROPOSED MAIL BOX LOCATION. OBTAIN USPS

APPROVAL PRIOR TO CONSTRUCTION.

24

INDICATES CLASS 1 STAND PIPE AS REQUIRED BY

LOCAL FIRE DEPARTMENT.

25

GARAGE PLAN SHEET KEY NOTES

INDICATES FLR./TRENCH DRAIN, CONNECT TO SUMP PUMP

SYSTEM PER PLMG. PLANS, VERIFY LOCATION & NO. OF DRAINS

PRIOR TO CONST.

1

2

INDICATES LINE OF PARKING EXHAUST SHAFT ABOVE. VERIFY

SIZE WITH MECH. PLANS PRIOR TO CONSTRUCTION.

3

INDICATES LINE OF TURNING CLEARANCE REQUIREMENTS.

4

INDICATES LINE OF PROPOSED ELECTRIC TRANSFORMER

LOCATION ABOVE. PROVIDE MIN. OF 3'-0" CLEARANCE ALL

AROUND THE PAD.

5

LINE OF SLAB/BLDG. ABOVE.

6

INDICATES FIRE SPRINKLER HEAD ABOVE. INSTALL MIN. ONE AT

TRASH ENCLOSURE AND ONE AT RECYCLING AREA.

7

GALV. METAL GATE WITH MIN. 8'-2" HEAD CLEARANCE AND VOICE

RESPONSE SYSTEM WITH MIN 20' STACKING DISTANCE FROM

PROPERTY LINE.

8

SLOPE GARAGE SLAB TO DRAIN MAINTAIN MAX. 2% SLOPE AT

ACCESSIBLE PARKING/ACCESSIBLE ROUTE/ACCESSIBLE ROUTE

TO ELEVATOR, ETC. MAX. 5% IN OTHER AREA.

14

SLIP RESISTANCE TILE FLOORING SURFACE.

15

TRASH/RECYCLING CHUTE OPENING.

16

VENT SHAFT, SEE MECH.PLANS, PROVIDE FIRE DAMPER PER

MECH.

17

PRECAST CONC. CAR WHEEL STOP.

18 3'-0" HIGH, 3" DIA, STELL PIPE BOLLARDS

19

MAINTAIN 8'-2" MIN. VERTICAL CLEARANCE TO AND FORM

ACCESSIBLE PARKING STALL AND LOADING AISLES AND DRIVE

AISLES THROUGHOUT PARKING GARAGE.

RAMP SECTION

A

20

WHERE MULTIPLE CHARGING SPACES ARE REQUIRED, EVSE TO

BE WALL MOUNT BY "EVSE LLC" AND RACEWAY PER

ELECTRICAL PLANS.

EV SPACES WITHIN THE COMMON PARKING AREA SERVING

R-OCCUPANCIES, SHALL HAVE LABELS POSTED STATING "EV

CAPABLE" AT BOTH THE EV CHARGING SPACE AND AT A

CONSPICUOUS PLACE AT THE SERVICE  PANEL OR SUB PANEL.

THE ELECTRICAL SYSTEM SHALL HAVE SUFFICIENT CAPICITY TO

SIMULTANEQUSLY CHARGE ALL DESIGNATED EV SPACE AT FULL

RATED AMPERAGE BASED ON LEVEL 2 EVSE. PLAN DESIGN

SHALL BE BASED UPON A 40 - AMPERE MINIMUM BRANCH

CIRCUIT.
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

FIRST FLOOR PLAN

NORTH

PARKING SUMMARY

FOR PARKING SUMMARY SEE TITLESHEET

GARAGE PLAN SHEET NOTES

REFER TO BUILDING PLANS SHEET A2.2 FOR ADDITIONAL NOTES.1.

PROVIDE APPROVED MECHANICAL VENTILATION SYSTEM FOR

GARAGE.THE SYSTEM SHALL BE DESIGNED TO GIVE UNIFORM

MOVEMENT OF AIR SUFFICIENT TO PROVIDE ONE COMPLETE

CHANGE OF AIR EVERY 15 MINUTES. WHERE A MECHANICAL

EXHAUST SYSTEM IS USED THE EXHAUST VENTILATION TAKEN AT

THE POINT WITHIN 18" OF THE FLOOR LEVEL. VENTILATION DUCT

OPENING SHALL BE SPACED NOT FARTHER THAN 50' APART

AROUND THE PERIMETER OF THE GARAGE.

2.

NOT USED3.

IF PARKING SPACES ARE ASSIGNED TO EACH RESIDENTIAL

UNIT,THEN PROVISIONS SHALL BE MADE FOR ALLOCATING

DISABLED PARKING SPACES TO UNIT OCCUPIED BY DISABLED

RESIDENCE REGARDLESS OF UNIT LOCATION. THE OPTION OF

REALLOCATING ACCESSIBLE PARKING SPACE TO A UNIT OCCUPIED

BY DISABLED RESIDENCE SHALL REMAIN FOR THE LIFE OF THE

PROJECT.

4.

5. ALL PLUMBING PIPES AND MECHANICAL EXHAUST DUCTS,MEP

EQUIPMENT SUBJECT TO IMPACT BY CAR SHALL HAVE ADEQUATE

PROTECTION.

6. ALL STALLS SHALL BE DOUBLE STRIPED PER AND ZONING CODE

SECTION 12.21.C5(e),(f),(g)

7. FOR HANDICAP PARKING STALL REQUIREMENT REFER TO:

8. THIS BUILDING AND GARAGE SHALL BY FULLY SPRINKLERED

COMPLYING WITH (NFPA-13) SYSTEM

9. THROUGH PENETRATION SHALL BE PROTECTED BY AN APPROVED

THROUGH-PENETRATION FIRE TOP SYSTEM INSTALLED AND

TESTED IN ACCORDANCE WITH ASTM E814 OR UL 1479, WITH A

MINIMUM POSITIVE PRESSURE DIFFERENTIAL OF 0.01 INCH OF

WATER (2.49pa). THE SYSTEM SHALL HAVE AN F-RATING AND

T-RATING OF NOT LESS THAN 1 HOUR BUT NOT LESS THAN THE

REQUIRED RATING OF THE FLOOR PENETRATED.

10.NOTE ON PLAN: "REGISTERED DEPUTY GRADING INSPECTOR IS

REQUIRED ON GRADING AND FOUNDATION EARTHWORK WHERE

(SITE EXCEEDS 60.000 SF.) (CUT OR FILL SLOPES EXCEED 2.1) (CUT

EXCEED 40 FT. IN HEIGHT AND WITHIN 20 FT. OF A PROPERTY LINE)

(FOUNDATION EXCAVATION BELOW A 1:1 PLANE FROM PROPERTY

LINE) (PROJECTS INVOLVE UNUSUAL HAZARDS) (SHORING WORK

INCLUDING SLOT-CUTS)". (1704)

11. CONTINUOUS INSPECTION BY THE SOILS ENGINEER/GEOLOGIST IS

REQUIRED FOR ALL SHORING/GRADING OPERATIONS.

12. ADD THE FOLLOWING GENERAL GRADING NOTES TO THE FINAL

PLANS:

 NO FILL TO BE PLACED, UNTIL THE CITY GRADING INSPECTOR

HAS INSPECTED AND APPROVED THE BOTTOM EXCAVATION.

 MAN-MADE FILL SHALL BE COMPACTED TO A MININUM

RELATIVE COMPACTION OF 90%MAX. DRY DENSITY WITHIN 40

FEET BELOW FINISH GRADE AND 93% OF MAX. DRY DENSITY

DEEPER THAN 40 FT. BELOW FINISH GRADE, UNLESS A LOWER

RELATIVE COMPACTION (NOT LESS THAN 90% OF MAX. DRY

DENSITY) IS JUSTIFIED BY THE SOILS ENGINEER,

13.NOTE ON PLANS: RETAINING WALLS IS LOCATED CLOSER TO THE

PROPERTY LINE THAN THE HEIGHT OF THE WALL SHALL BE

BACKFILLED NOT LATER THAN 10 DAYS AFTER CONSTRUCTION OF

THE WALL AND NECESSARY STRUCTURAL SUPPORTING MEMBERS

UNLESS RECOMMENDED OTHERWISE BY RESPONSIBLE ENGINEER.

14.DOUBLE STRIPING OF PARKING STALLS SHALL BE PER ZONING

CODE SECTION 12.21.A5, CHART NO. 5

NOTE:

INTERIOR FINISH MATERIALS APPLIED TO

WALL AND CEILINGS SHALL BE TESTED AS

SPECIFIED IN SECTION 803. SPECIFY THE

CLASSIFICATIONS PER TABLE 803.11 AND

SECTION 803.1. 

GARAGE SHEET KEY NOTES

INDICATES FLR./TRENCH DRAIN, CONNECT TO SUMP PUMP

SYSTEM PER PLMG. PLANS, VERIFY LOCATION & NO. OF DRAINS

PRIOR TO CONST.

1

2

INDICATES LINE OF PARKING EXHAUST SHAFT ABOVE. VERIFY

SIZE WITH MECH. PLANS PRIOR TO CONSTRUCTION.

3

INDICATES LINE OF TURNING CLEARANCE REQUIREMENTS.

4

INDICATES LINE OF PROPOSED ELECTRIC TRANSFORMER

LOCATION ABOVE. PROVIDE MIN. OF 3'-0" CLEARANCE ALL

AROUND THE PAD.

5

LINE OF SLAB/BLDG. ABOVE.

6

INDICATES FIRE SPRINKLER HEAD ABOVE. INSTALL MIN. ONE AT

TRASH ENCLOSURE AND ONE AT RECYCLING AREA.

7

GALV. METAL GATE WITH MIN. 8'-2" HEAD CLEARANCE AND VOICE

RESPONSE SYSTEM WITH MIN 20' STACKING DISTANCE FROM

PROPERTY LINE.

8

SLOPE GARAGE SLAB TO DRAIN MAINTAIN MAX. 2% SLOPE AT

ACCESSIBLE PARKING/ACCESSIBLE ROUTE/ACCESSIBLE ROUTE

TO ELEVATOR, ETC. MAX. 5% IN OTHER AREA.

9

INDICATES LINE OF 

5

8

" GYPSUM BOARD FINISH INSTALLED OVER

METAL STUDS/FURRING CHANNEL TYPICAL WALLS AND CEILING.

10

CROSSED HATCH AREA INDICATES MINIMUM 8'-2" HEAD

CLEARANCE.

11

INDICATES 3'-0" WIDE BAND OF TRUNCATED DOMES, ADA

DETECTABLE WARNING SYSTEM.

12

PLANTER AREA FOR WATERPROOFING AND PLANTER DRAINS

REFER TO LANDSCAPE PLANS.

13 NOT USED

14

SLIP RESISTANCE TILE FLOORING SURFACE.

15

TRASH/RECYCLING CHUTE OPENING.

16

VENT SHAFT, SEE MECH.PLANS, PROVIDE FIRE DAMPER PER

MECH.

17

PRECAST CONC. CAR WHEEL STOP.

18 3'-0" HIGH, 3" DIA, STELL PIPE BOLLARDS

20

WHERE MULTIPLE CHARGING SPACES ARE REQUIRED, EVSE TO

BE WALL MOUNT BY "EVSE LLC" AND RACEWAY PER ELECTRICAL

PLANS.

EV SPACES WITHIN THE COMMON PARKING AREA SERVING

R-OCCUPANCIES, SHALL HAVE LABELS POSTED STATING "EV

CAPABLE" AT BOTH THE EV CHARGING SPACE AND AT A

CONSPICUOUS PLACE AT THE SERVICE  PANEL OR SUB PANEL.

THE ELECTRICAL SYSTEM SHALL HAVE SUFFICIENT CAPICITY TO

SIMULTANEQUSLY CHARGE ALL DESIGNATED EV SPACE AT FULL

RATED AMPERAGE BASED ON LEVEL 2 EVSE. PLAN DESIGN SHALL

BE BASED UPON A 40 - AMPERE MINIMUM BRANCH CIRCUIT. THE

SERVICE PANEL OR SUBPANEL CIRCUIT DIRECTORY SHALL

IDENTIFY THE OVERCURRENT PROTECTIVE DEVICE SPACE(S)

RESERVED FOR FUTURE EV CHARGING PURPOSES AS EV

CAPABLE IN ACCORDANCE WITH LOS ANGELES ELECTRICAL

CODE. A SEPARATE ELECTRICAL PERMIT IS REQUIRED.(4.106.4.2)

19

MAINTAIN 8'-2" MIN. VERTICAL CLEARANCE TO AND FORM

ACCESSIBLE PARKING STALL AND LOADING AISLES AND DRIVE

AISLES THROUGHOUT PARKING GARAGE.

22

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5' WIDE

DISABLE ACCESS LOADING AREA OR RECESS INTO WALL

NOT USED

E.V. CHARGING CONTROL MAX. 4" PROJECTION INTO 5' WIDE

DISABLE ACCESS LOADING AREA OR RECESS INTO WALL

23

PROPOSED MAIL BOX LOCATION. OBTAIN USPS APPROVAL PRIOR

TO CONSTRUCTION.

24

INDICATES CLASS 1 STAND PIPE AS REQUIRED BY LOCAL FIRE

DEPARTMENT.

25
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
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REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
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FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
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TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
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SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
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CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
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TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
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LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
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CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
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TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
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THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

12-22-2021

18

A8.5

7

A8.5

1

A8.4

389833
Exhibit A



1
0

'
-
0

"
1

0
'
-
6

"
9

'
-
9

"

6
7

'
-
0

"

M
A

X
I
M

U
M

 
B

U
I
L

D
I
N

G
 
H

E
I
G

H
T

9
'
-
9

"
9

'
-
9

"
9

'
-
9

"
8

'
-
0

"
8

'
-
4

"
8

"
3

'
-
0

"
1

1
'
-
0

"

1
0

'
-
0

"

1
0

'
-
0

"

2
'
-
1

0
"

3
'
-
6

"

(
T

Y
P

.
)

3
'
-
6

"

(
T

Y
P

.
)

3
'
-
6

"

(
T

Y
P

.
)

Retail Sign

NORTH ELEVATION

OFSHEET

SHEET TITLE

CHECKED

PROJECT

DRAWN

DATE

DATE REVISIONS

P
R

O
J
E

C
T

 
T

I
T

L
E

SIGNATURE

CONSULTANT

OWNER

NOTES

DATE ISSUED FOR

*

*

*

No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

12-22-2021

18

A8.5

7

A8.5

1

A8.4

389833
Exhibit A



1
0

'
-
0

"
1

0
'
-
6

"
9

'
-
9

"

6
7

'
-
0

"

M
A

X
I
M

U
M

 
B

U
I
L

D
I
N

G
 
H

E
I
G

H
T

9
'
-
9

"
9

'
-
9

"
9

'
-
9

"
8

'
-
0

"
8

'
-
4

"

8
"

3
'
-
0

"
1

1
'
-
0

"

1
0

'
-
0

"

3
'
-
6

"

(
T

Y
P

.
)

3
'
-
6

"

(
T

Y
P

.
)

3
'
-
6

"

(
T

Y
P

.
)

3
'
-
6

"

(
T

Y
P

.
)

SOUTH ELEVATION

OFSHEET

SHEET TITLE

CHECKED

PROJECT

DRAWN

DATE

DATE REVISIONS

P
R

O
J
E

C
T

 
T

I
T

L
E

SIGNATURE

CONSULTANT

OWNER

NOTES

DATE ISSUED FOR

*

*

*

No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
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SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
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WITH THESE PLANS AND SPECIFICATIONS SHALL
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THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.
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WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
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No. 24043

Exp. 01-31-2023

THE USE OF THESE PLANS AND SPECIFICATIONS
SHALL BE RESTRICTED TO THE ORIGINAL SITE FOR
WHICH THEY WERE PREPARED AND PUBLICATION
THEREOF IS EXPRESSLY LIMITED TO SUCH USE.
REUSE, REPRODUCTION OR PRODUCTION BY ANY
METHOD IN WHOLE OR IN PART IS PROHIBITED.
TITLE TO THE PLANS AND SPECIFICATIONS SHALL
REMAIN WITH SAM ASLANIAN ARCHITECT, INC.
WITHOUT PREJUDICE. SAM ASLANIAN ARCHITECT,
INC. WAIVES ANY AND ALL RESPONSIBILITY AND
LIABILITY FOR PROBLEMS WHICH ARISE FROM
FAILURE TO FOLLOW THESE PLANS,
SPECIFICATIONS AND DESIGN INTENT THEY
CONVEY, OR FOR PROBLEMS WHICH ARISE FROM
OTHERS' FAILURE TO OBTAIN AND/OR FOLLOW THE
DESIGN PROFESSIONAL'S GUIDANCE WITH RESPECT
TO ANY ERRORS, OMISSIONS, INCONSISTENCIES,
AMBIGUITIES OR CONFLICTS WHICH ARE ALLEGED.
WRITTEN DIMENSIONS TAKE PREFERENCE OVER
SCALED DIMENSIONS AND SHALL BE VERIFIED ON
THE JOB SITE.  DISCREPANCY SHALL BE BROUGHT
TO THE NOTICE OF THE ARCHITECT PRIOR TO
COMMENCEMENT OF AND WORK.  VISUAL CONTACT
WITH THESE PLANS AND SPECIFICATIONS SHALL
CONSTITUTE PRIMA FACIE EVIDENCE OF THE
ACCEPTANCE OF THE RESTRICTIONS.

12-21-2021
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Salvia spathacea
Hummingbird Sage
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Common and
botanical name

Icon

Qty.

Container
size

TREES NUMBER RATIO REQ.

PER UNIT 54 1 TREE/4 UNITS 14

14

LOCATION SHEET SIZE QTY.

1ST FLOOR L1 24" BOX 4

2ND FLOOR (L2) L1 24" BOX 1

6TH FLOOR (L2) L1 24" BOX 5

PARKWAY (EXTG) L1 24" BOX 4

14

REQUIRED AND PROVIDED TREES TABLE
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LEGAL DESCRIPTION:
APN: 2368-002-003
PIN: 162B165 20
TRACT: TR 100074
BLOCK: None, LOTS: 58, 59 and 60
MAP REF: M B 143 - 82 / 84
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4

Total Landscape Area: 987sq. ft. (Sheet L1 and L2 combined)
Total Native / Watershed Wise Planting Area: 960 sq. ft.
Pct. of Native / Watershed Wise plants to total Landscape: 93%
(960 / 987 = .973)

NATIVE / WATERSHED WISE PLANT RATIO

WW = Watershed Wise Plant from the WatershedWise Plant List
           published by the Council for Watershed Health

LAR = Los Angeles County River Master Plan Landscaping 
           Guidlines and Plant Palettes

N = Native Plant listed in the California Native Plant Library of
       the Theodore Payne Foundation

Building Footprint

Entry

Driveway

Extg. street tree to remain, typ.

Thornless Chilean Mesquite
Prosopis chilensis

24"Box

Low
WW
11-12' x 4-5'

Salvia leucantha
Mexican Sage

5 Gal.

Low
WW

Muhlenbergia rigens 
Deergrass 

5 Gal. LAR/N
Low

WW WW

Cupressus sempervirens 'Swane's Golden'
 Swane's Golden Italian Cypress

Low

15 Gal.
8' x 16"

 Agave parryia var. truncata
Artichoke Agave

WW5 Gal.
V. Low 7''-9''X10''-12''

Juncus patens 'Elks Blue'
Elks Blue California Rush

Low
5 Gal. LAR N WW

5 Gal. N WWLAR
Low

3

WUCOLS
RIO Source

Size at planting

24

8 13 64 2

156 SF PLANTER

COMMON OPEN SPACE PROVIDED

2nd Floor Courtyards (Sheet L2) 400 SF

Roof Deck Open Space #1 (Sheet L2) 590 SF

Roof Deck Open Space #2 (Sheet L2) 1,842 SF

TOTAL: 2,832 SF

25% REQUIRED LANDSCAPE AREA: 708 SF

LANDSCAPE AREA PROVIDED

2nd-Floor Patios 140 SF

Roof Deck Open Space #1 148 SF

Roof Deck Open Space #2 467 SF

TOTAL: 755 SF

LANDSCAPE TO OPEN SPACE RATIO: 26.7 %

LANDSCAPE TABULATIONS

389833
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42" HIGH L.I.D. 
PLANTER
144 S.F.

COURTYARD
200 S.F.

OPEN SPACE

42" HIGH L.I.D. PLANTER 
ON PODIUM 45 S.F.

42" HIGH L.I.D. PLANTER
ON PODIUM 45 S.F.

42" HIGH L.I.D. PLANTER 
ON PODIUM 39 S.F.

42" HIGH L.I.D. PLANTER 
ON PODIUM 45 S.F.

170' 1"

UPDN

STAIR #1
ELEVATOR

ELEVATOR

RECREATION 
ROOM175 S.F.

GYM 430 S.F.

 COMMON ROOF DECK #2 
OPEN SPACE 1842 S.F.

OFFICE110 S.F.

L.I.D. PLANTER
50 S.F.

L.I.D. PLANTER
45 S.F.

L.I.D. PLANTER
133 S.F.

L.I.D.PLANTER
54 S.F.

COMMON ROOF DECK #1
OPEN SPACE 590 S.F.

 PRIVATE ROOF DECK723 
S.F.

REQ'D. P/A 461 SF

REQ'D. P/A 148 SF

2-3' x 14-16"

COURTYARD
200 S.F.

OPEN SPACE

18"-20"X16"-18"

15" x 12" 12" x 16"

7-9'' x 10-12''

PROV'D.467 SF

PROV'D.148 SF

10" x 10"

L.I.D. PLANTER
50 S.F.

L.I.D. PLANTER
50 S.F.

Salvia spathacea
Hummingbird Sage

15" x 18"

Common and
botanical name

Icon

Qty.

Container
size

Salvia spathacea
Hummingbird Sage

15" x 18"

SITE AMENITIES, typ.
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LEGAL DESCRIPTION:
APN: 2368-002-003
PIN: 162B165 20
TRACT: TR 100074
BLOCK: None, LOTS: 58, 59 and 60
MAP REF: M B 143 - 82 / 84
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Building Footprint
6-8' X 6-8'

Tupidanthus calyptratus

Umbrella Tree

24"Box
Mod

Tecoma stans

Yellow Bells

15 Gal.
Low

WW

5'-6'x1'-2'

Calystegia macrostegia 'Anacapa Pink'
Anacapa Pink Island Morning Glory

5 Gal.

Low
N WW

Venegasia carpesioides
Canyon Sunflower

5 Gal.
Low

N WWLAR

Carpenteria californica 'Elizabeth'
Elizabeth Bush Anemone

5 Gal.

Low
N WW

Salvia leucantha
Mexican Sage

5 Gal.

Low

WW

Muhlenbergia rigens 
Deergrass 

5 Gal. LAR N
Low

WW

Melaleuca nesophila

24"Box

Low
Pink Melaleuca

WW

6-7' X 4-5'

Rhus lancea

24"Box

Low
African Sumac

12' X 4' 

COURTYARD

UP

STAIR#2

WALK WAY

WALK WAY

PLANTER 
BELOW

COURTYARD

DN

 Agave parryia var. truncata
Artichoke Agave

WW5 Gal.
V. Low 7''-9''X10''-12''

Juncus patens 'Elks Blue'
Elks Blue California Rush

Low
5 Gal. LAR N WW

5 Gal. N WWLAR
Low

3

WUCOLS
RIO Source

Size at planting

5 Gal.
N WWLARLow301

4

7

8

11

32

25

20

18

2

3

Old Town Fiberglass
Standard RL482424

Qty. 16 Dim. 48"L x 24"D x 24"H

Cardiff CF3636
Old Town Fiberglass

Dim. 36"L xD x 36"H

WW = Watershed Wise Plant from the WatershedWise Plant List
           published by the Council for Watershed Health

LAR = Los Angeles County River Master Plan Landscaping 
           Guidlines and Plant Palettes

N = Native Plant listed in the California Native Plant Library of
       the Theodore Payne Foundation

Qty. 10
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Letter of Determination 

 

 

 

 

 



 
DIRECTOR’S DETERMINATION 

TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM  
 

January 20, 2022 
 

Applicant/Owner 
Rafi Kuyumjian 
3832 Gleneagles Drive 
Tarzana, CA 91356 
 
Representative 
Sam Aslanian 
Sam Aslanian Architect, Inc 
19951 Turnberry Drive 
Tarzana, CA 91356 
 

Case No. DIR-2021-7095-TOC-HCA 
CEQA: ENV-2021-7096-CE 

Location: 4017, 4021 and 4027 Radford 
Avenue 

Council District: 2 – Paul Krekorian 
Neighborhood Council: Studio City 
Community Plan Area: Sherman Oaks-Studio City-

Toluca Lake-Cahuenga Pass 
Land Use Designation: Community Commercial 

Zone: [Q]C2-1-RIO 
Legal Description: Lots 58-60, Tract TR 10074 

  
  
Last Day to File an 
Appeal: 

February 4, 2022 

 
DETERMINATION – Transit Oriented Communities Affordable Housing Incentive Program  
 
Pursuant to the Los Angeles Municipal Code (LAMC) Section 12.22-A,31, I have reviewed the 
proposed project and as the designee of the Director of City Planning, I hereby: 
 

1. Determine that based on the whole of the administrative record that the 
project is exempt from the California Environmental Quality Act (CEQA) 
pursuant to CEQA Guidelines, Section 15332, Class 32, and there is no 
substantial evidence demonstrating that any exceptions contained in Section 
15300.2 of the CEQA Guidelines regarding location, cumulative impacts, 
significant effects based on unusual circumstances, scenic highways, 
hazardous waste sites, or historical resources apply; 
 

2. Approve a 20% increase in density consistent with the provisions of the 
Transit Oriented Communities Affordable Housing Incentive Program for a 
Tier 3 project with a total of 54 dwelling units, including six (6) units reserved 
for Extremely Low Income (ELI) Household occupancy for a period of 55 
years, along with the following three (3) Additional Incentives: 

 

DEPARTMENT OF 
CITY PLANNING 

 

COMMISSION OFFICE 
(213) 978-1300 

 
CITY PLANNING COMMISSION 

 
SAMANTHA MILLMAN 

PRESIDENT 
 

CAROLINE CHOE 
VICE-PRESIDENT 

 

HELEN CAMPBELL  
JENNA HORNSTOCK 

HELEN LEUNG 
YVETTE LOPEZ-LEDESMA 

KAREN MACK 
DANA M. PERLMAN 

RENEE DAKE WILSON 

 City of Los Angeles 
CALIFORNIA 

 

 
 

ERIC GARCETTI 
MAYOR 

 

 EXECUTIVE OFFICES 
200 N. SPRING STREET, ROOM 525 
LOS ANGELES, CA  90012-4801 

(213) 978-1271 
 

VINCENT P. BERTONI, AICP 
DIRECTOR 

 
SHANA M.M. BONSTIN 

DEPUTY DIRECTOR 
 

ARTHI L. VARMA, AICP 
DEPUTY DIRECTOR 

 
LISA M. WEBBER, AICP 

DEPUTY DIRECTOR 
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a. RAS3 Zone Yards (Side and Rear). To permit the use of the side 
(westerly) and rear yard requirements of the RAS3 Zone of five (5) feet. 
 

b. Height. To permit a 22-foot or two (2) story height increase to 67 feet and 
6-stories. 

 
c. Open Space. To permit a 25% decrease in required open space for a 

total of 4,876 square feet. 
 

3. Adopt the attached Findings. 
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CONDITIONS OF APPROVAL 
 
Pursuant to LAMC Section 12.22-A,31, the following conditions are hereby imposed upon the 
use of the subject property: 
 
1. Site Development. Except as modified herein, the project shall be in substantial 

conformance with the plans and materials submitted by the applicant, stamped “Exhibit A,” 
and attached to the subject case file. No change to the plans will be made without prior 
review by the Department of City Planning, Expedited Processing Section, and written 
approval by the Director of Planning. Each change shall be identified and justified in writing. 
Minor deviations may be allowed in order to comply with the provisions of the Los Angeles 
Municipal Code or the project conditions. 
 

2. Base Incentives. 
 

a. Residential Density. The project shall be limited to a maximum density of 54 residential 
units, including On-site Restricted Affordable Units. 
 

b. Floor Area Ratio (FAR). The project is permitted a maximum FAR of 3.75 to 1.  
 

c. Parking. 
 

i. Automobile Parking. The project shall provide a minimum of 0.5 automobile 
parking spaces per unit.  In the event that the number of On-site Restricted 
Affordable Units should increase, or the composition of such units should change, 
then no modification of this determination shall be necessary, and the number of 
automobile parking spaces shall be re-calculated consistent with LAMC Section 
12.21 A.31. 
 

ii. Bicycle Parking. Bicycle parking shall be provided in compliance with LAMC 
Section 12.21 A.16 and to the satisfaction of the Department of Building and 
Safety. In the event that the number of On-Site Restricted Affordable Units should 
increase, or the composition of such units should change, then no modification of 
this determination shall be necessary, and the number of bicycle parking spaces 
shall be re-calculated consistent with LAMC Section 12.21 A.16.  No variance 
from the bicycle parking requirements has been requested or granted herein. 

 
iii. Adjustment of Parking. In the event that the number of Restricted Affordable 

Units should increase or the composition of such units should change (i.e. the 
number of bedrooms, or the number of units made available to Senior Citizens 
and/or Disabled Persons), and no other Condition of Approval or incentive is 
affected, then no modification of this determination shall be necessary, and the 
number of parking spaces shall be re-calculated by the Department of Building 
and Safety based upon the ratios set forth pursuant to LAMC Section 12.22-A,31. 

 
iv. Unbundling. Required parking may be sold or rented separately from the units, 

with the exception of all Restricted Affordable Units which shall include any 
required parking in the base rent or sales price, as verified by HCIDLA.  
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3. Additional Incentives. 
 

a. RAS3 Yards. The project shall be permitted to use the RAS3 Zone yard requirements 
for the westerly side yard and rear yard. 
 

b. Height. The project shall be permitted a 22-foot height increase equivalent to an 
additional 2-stories. 
 

c. Open Space. The project shall be permitted a 25% decrease in the required open 
space. 

 
4. On-site Restricted Affordable Units. Prior to issuance of a building permit, the owner shall 

execute a covenant to the satisfaction of LAHD to make 11% of the base number of units, or 
10% of the total number of units, whichever is greater, available for Extremely Low Income 
Households, as defined by LAHD, for sale or rental as determined to be affordable to such 
households by LAHD for a period of 55 years. In the event, the applicant reduces the 
proposed density of the project, the number of required reserved On-site Restricted Units 
may be adjusted, consistent with the Transit Oriented Communities Affordable Housing 
Incentive Program Guidelines, to the satisfaction of LAHD, and in consideration of the 
project’s SB 330 Determination. Enforcement of the terms of said covenant shall be the 
responsibility of LAHD. The applicant shall provide a copy of the recorded covenant to the 
Department of City Planning for inclusion in this file. The project shall comply with the 
Guidelines for the Affordable Housing Incentives Program adopted by the City Planning 
Commission and with any monitoring requirements established by LAHD. 
 
Housing replacement units required pursuant to SB 330 may be used to satisfy the On-site 
Restricted Affordable Units provided such units meet the income levels, to the satisfaction of 
LAHD. 
 

5. Changes in On-site Restricted Units. Deviations that increase the number of On-site 
Restricted Units or that change the composition of units or change parking numbers shall be 
consistent with LAMC Section 12.22-A,31. 

 
6. Housing replacement. Prior to issuance of a building permit, the owner shall execute a 

covenant to make six (6) units available for Extremely Low Income Households to the 
satisfaction of LAHD, and in consideration of the project’s SB 330 Determination, dated July 
22, 2021. Enforcement of the terms of said covenant shall be the responsibility of LAHD. 
The applicant shall provide a copy of the recorded covenant to the Department of City 
Planning for inclusion in this file. The project shall comply with the Guidelines for the 
Affordable Housing Incentives Program adopted by the City Planning Commission and with 
any monitoring requirements established by LAHD. 

 
On-site Restricted Affordable Units may be used to satisfy the housing replacement units 
required pursuant to SB 330 provided such units meet the income levels, to the satisfaction 
of LAHD. 

 
7. Maintenance.  The subject property (including all trash storage areas, associated parking 

facilities, sidewalks, yard areas, parkways, and exterior walls along the property lines) shall 
be maintained in an attractive condition and shall be kept free of trash and debris. 
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8. Electric Vehicle Parking. All electric vehicle charging spaces (EV Spaces) and electric 
vehicle charging stations (EVCS) shall comply with the regulations outlined in Sections 
99.04.106 and 99.05.106 of Article 9, Chapter IX of the LAMC.  
 

9. Solar Panels. The project shall comply with Section 99.05.211.1 of the LAMC. 
 

10. River Improvement Overlay.  
 

a. Landscaping. Seventy five percent of any Project's newly landscaped area shall be 
planted with any combination of the following: native trees, plants and shrubs, or species 
defined as WatershedWise, or species listed in the Los Angeles County River Master 
Plan Landscaping Guidelines and Plant Palettes.  
 

b. Screening. Loading areas and off-street parking facilities of three spaces or more, either 
on a surface lot or in a structure, shall be screened from the abutting public right-of-way 
and the River.  However, such screening shall not obstruct the view of a driver entering 
or leaving the loading area or parking facility, or the view from the street of entrances 
and exits to a loading area or parking facility, and shall consist of one or a combination 
of the following: 
 
i. A strip at least 5 feet in width of densely planted shrubs or trees which are at least 2 

feet high at the time of planting and are of a type that may be expected to form, 
within three years after time of planting, a continuous, unbroken, year round visual 
screen; or 

 
ii. A wall, barrier or fence of uniform appearance. Such wall, barrier or fence may be 

opaque or perforated, provided that not more than 50 percent of the face is open.  
The wall, barrier or fence shall, when located in either the rear or side yards, be at 
least 4 feet and not more than 6 feet in height. 

 
c. Electrical transformers, mechanical equipment, water meters and other equipment shall 

be screened from public view.  The screening may be opaque or perforated, provided 
that not more than 50 percent of the face is open.  The screen shall be at least 6 inches 
taller than the equipment and not more than 2 feet taller than the equipment. 
 

d. Exterior trash enclosures shall: 
 

i.  be designed to complement the primary building with a wall height that exceeds the 
disposal unit it is designed to contain by at least 18 inches; 
 

ii. have a solid roof to deter birds and block views from adjacent properties; 
 

iii. have solid metal doors that accommodate a lock and remain closed when not in 
use; and 
 

iv. not be constructed of chain link or wood. 
 

e. Exterior Site Lighting. 
 

i. All site and building mounted lighting shall be designed such that it produces a 
maximum initial luminance value no greater than 0.20 horizontal and vertical foot 
candles at the site boundary, and no greater than 0.01 horizontal foot candles 15 



 
 

  
DIR-2021-7095-TOC-HCA Page 6 of 19 
 

feet beyond the site.  No more than 5.0 percent of the total initial designed lumens 
shall be emitted at an angle of 90 degrees or higher from nadir (straight down). 
 

ii. All low pressure sodium, high pressure sodium, metal halide, fluorescent, quartz, 
incandescent greater than 60 watts, mercury vapor, and halogen fixtures shall be 
fully shielded in such a manner as to not exceed the limitations in Subdivision 3(a), 
above. 

 
Administrative Conditions   
 

11. Final Plans. Prior to the issuance of any building permits for the project by the Department 
of Building & Safety, the applicant shall submit all final construction plans that are awaiting 
issuance of a building permit by the Department of Building & Safety for final review and 
approval by the Department of City Planning. All plans that are awaiting issuance of a 
building permit by the Department of Building & Safety shall be stamped by Department of 
City Planning staff “Final Plans”. A copy of the Final Plans, supplied by the applicant, shall 
be retained in the subject case file.  

 
12. Covenant. Prior to the effectuation 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 Department 
of City Planning for approval before being recorded. After recordation, a certified copy 
bearing the Recorder's number and date shall be provided for inclusion in case file. 

 
13. Notations on Plans. Plans submitted to the Department of Building & Safety, for the 

purpose of processing a building permit application shall include all of the Conditions of 
Approval herein attached as a cover sheet, and shall include any modifications or notations 
required herein. 

 
14. Approval, Verification and Submittals. Copies of any approvals, guarantees or 

verification of consultations, review of approval, plans, etc., as may be required by the 
subject conditions, shall be provided to the Department of City Planning prior to clearance 
of any building permits, for placement in the subject file.  

 
15. Code Compliance. Use, area, height, and yard regulations of the zone classification of the 

subject property shall be complied with, except where granted conditions differ herein.  
 

16. Department of Building & Safety. The granting of this determination by the Director of 
Planning does not in any way indicate full compliance with applicable provisions of the Los 
Angeles Municipal Code Chapter IX (Building Code). Any corrections and/or modifications 
to plans made subsequent to this determination by a Department of Building & Safety Plan 
Check Engineer that affect any part of the exterior design or appearance of the project as 
approved by the Director, and which are deemed necessary by the Department of Building 
& Safety for Building Code compliance, shall require a referral of the revised plans back to 
the Department of City Planning for additional review and sign-off prior to the issuance of 
any permit in connection with those plans. 

 
17. Department of Water and Power. Satisfactory arrangements shall be made with the Los 

Angeles Department of Water and Power (LADWP) for compliance with LADWP’s Rules 
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Governing Water and Electric Service. Any corrections and/or modifications to plans made 
subsequent to this determination in order to accommodate changes to the project due to 
the under-grounding of utility lines, that are outside of substantial compliance or that affect 
any part of the exterior design or appearance of the project as approved by the Director, 
shall require a referral of the revised plans back to the Department of City Planning for 
additional review and sign-off prior to the issuance of any permit in connection with those 
plans. 

 
18. Enforcement. Compliance with and the intent of these conditions shall be to the 

satisfaction of the Department of City Planning. 
 

19. Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant 
shall show proof that all fees have been paid to the Department of City Planning, Expedited 
Processing Section. 

 
20. 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, in whole or in part, of the City’s processing and approval of the 
entitlement, including but not limited to payment of all court costs and attorney’s fees, 
costs of any judgments or awards against the City (including an award of attorney’s 
fees), damages, and/or settlement costs. 

 
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 in paragraph (b). 

 
e. If the City determines it necessary to protect the City’s interest, execute an indemnity 

and reimbursement agreement with the City under terms consistent with the 
requirements of this condition. 
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The City shall notify the applicant within a reasonable period of time of its receipt of any 
action and the City shall cooperate in the defense. If the City fails to notify the applicant of 
any claim, action, or proceeding in a reasonable time, or if the City fails to reasonably 
cooperate in the defense, the applicant shall not thereafter be responsible to defend, 
indemnify or hold harmless the City.  
 
The City shall have the sole right to choose its counsel, including the City Attorney’s office 
or outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any 
obligation imposed by this condition. In the event the applicant fails to comply with this 
condition, in whole or in part, the City may withdraw its defense of the action, void its 
approval of the entitlement, or take any other action. The City retains the right to make all 
decisions with respect to its representations in any legal proceeding, including its inherent 
right to abandon or settle litigation. 
 
For purposes of this condition, the following definitions apply: 

 
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under 
alternative dispute resolution procedures), claims, or lawsuits. Actions includes 
actions, as defined herein, alleging failure to comply with any federal, state or local 
law. 

 
Nothing in the definitions included in this paragraph are intended to limit the rights of the 
City or the obligations of the applicant otherwise created by this condition. 
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PROJECT BACKGROUND 
 
The subject property is a flat, irregular, 15,421 square-foot lot comprised of three (3) contiguous 
parcels with a frontage of approximately 170 feet along Radford Avenue to the east and 
approximately 100 feet along Hoffman Street to the north. The project site is bound by an alley 
to the west and an alley to the south. The subject property is currently developed an automotive 
repair shop. 
 
The subject property is zoned [Q]C2-1-RIO within the Sherman Oaks-Studio City-Toluca Lake-
Cahuenga Pass Community Plan Area with a Community Commercial land use designation. 
The project site is located within Transit Oriented Communities (TOC), Tier 3.  The site is 
located within 1.71 kilometers from the Hollywood Fault and liquefaction area. The site is not 
located within a flood zone or landslide area.  
 
The proposed project is the demolition of existing site improvements and the construction, use, 
and maintenance of a new, six-story, 57,829 square-foot mixed-use building with 54 dwelling 
units, including six (6) dwelling units set aside for Extremely Low Income Households. The 
project includes 3,374 square-feet of commercial space. The building will be constructed with 
two (2) levels of subterranean parking, one (1) at-grade level for a residential lobby, commercial 
tenants and parking, and five (5) residential levels above. The project includes four (4) studio 
units, 27 one-bedroom units, 18 two-bedroom units, five (5) three-bedroom units and 4,876 
square feet of open space for residents. 
 
The project will provide a total of 59 residential automobile parking spaces and 18 commercial 
automobile parking spaces. Additionally, there will be six (6) short-term and 38 long-term bicycle 
parking spaces. Vehicular access to the site is provided via two (2) two-way driveways along the 
westerly and southerly alleys. 
 
The project is located in Tier 3 of the Transit Oriented Communities Incentive Areas and 
therefore, pursuant to the Transit Oriented Communities Affordable Housing Incentive Program 
Guidelines (TOC Guidelines), by setting aside 10% of the total number of dwelling units for 
Extremely Low Income Households, the project is eligible for the Base Incentives (Residential 
Density, Floor Area Ratio (FAR) and Automobile Parking); and by setting aside at least 11% of 
the base density the project is entitled to three (3) Additional Incentives.  
 
The Additional Incentives requested are found on the Menu of Incentives and include: the use of 
RAS3 Zone yard requirements, additional height and a reduction in open space. 
 
SURROUNDING PROPERTIES 
 
Surrounding uses are within residential, commercial, and industrial zones and are developed 
with residential and commercial structures. The property to the north across Hoffman Street is 
zoned [Q]C2-1-RIO and is improved with a cocktail lounge. The property to east across Radford 
Avenue is zoned [Q]M2-1-RIO and improved with a studio center. The properties to the south 
and across the alley are zoned [Q]C2-1-RIO and improved with a commercial office building. 
The property to the west and across the alley is zoned R3-1-RIO and improved with a multi-
family residential structure. 
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STREETS 
 
Radford Avenue, abutting the property to the east, is an Avenue II, dedicated to a right-of-way 
width of 86 feet and improved with asphalt roadway, curb, gutter, and concrete sidewalks. 
 
Hoffman Street, abutting the property to the north, is designated as a Local Street-Standard, 
dedicated to a right-of-way width of 60 feet and improved with asphalt roadway, curb, gutter, 
and concrete sidewalks. 
 
TRANSIT ORIENTED COMMUNITIES  
 
Pursuant to the voter-approved Measure JJJ, Los Angeles Municipal Code (LAMC) 12.22-A,31 
was added to create the Transit Oriented Communities (TOC) Affordable Housing Incentive 
Program (TOC Program). The Measure requires the Department of City Planning to create TOC 
Affordable Housing Incentive Program Guidelines (TOC Guidelines) for all Housing 
Developments located within a ½-mile (or 2,640-foot) radius of a Major Transit Stop. These 
Guidelines provide the eligibility standards, incentives, and other necessary components of the 
TOC Program consistent with LAMC 12.22-A,31.  
 
A qualifying TOC Project shall be granted Base Incentives with regard to increased residential 
density, increased floor area ratio, and reduced automobile parking requirements. In addition to 
these Base Incentives, an eligible project may be granted Additional Incentives with regard to 
yards and setbacks, open space, lot coverage, lot width, averaging, density calculation, height, 
and developments in public facilities zones. Up to three (3) Additional Incentives may be 
granted in exchange for providing the requisite set aside of affordable housing as enumerated in 
the TOC Guidelines.  
 
The proposed project is located less than  2,640 feet from the Ventura Boulevard and Laurel 
Canyon Boulevard intersection which is served by Van Nuys/Studio City DASH which each have 
headways of 15 minutes or less. As such, the project meets the eligibility requirement for 
proximity to a Major Transit Stop.  Furthermore, as the project will set aside at least 10% of the 
total number of units for Extremely Low Income Households and meets all other eligibility 
requirements of the TOC Affordable Housing Incentive Program, the project is entitled to the 
Base Incentives. 
 
In addition, as the Ventura Boulevard and Laurel Canyon Boulevard intersection is less than 
750 feet from the subject property and also is served by the Metro Next Gen Tier 1 Rapid Line 
150/240 and Metro Rapid 750, the project is located within Tier 3 of the TOC Guidelines.  
Therefore, as the project will set aside 11% of the base number of units for Extremely Low 
Income Households, the project is entitled to three (3) Additional Incentives. The applicant is 
requesting three (3) Additional Incentives.  
 
Given the above, the proposed project includes the following Base and Additional Incentives for 
a qualifying Tier 3 Project: 
 
Tier 3 Base Incentives: 
 

a. Density: The subject property is zoned [Q]C2-1-RIO and is limited to a maximum 
density of one (1) dwelling unit per 400 square feet of lot area.  At 17,845 square feet in 
size, the property has a base density of 45 units (17,845 square feet of lot area divided 
by 400 square feet and rounded up). As an eligible Housing Development, the project is 
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entitled for a 70 percent density increase for a maximum of 77 total units; 54 units are 
proposed.  

 
b. Floor Area Ratio (FAR): The subject property is zoned [Q]C2-1-RIO and limited to an 

FAR of 1.5 to 1.  As an eligible Housing Development, the project is entitled to an FAR 
increase resulting in an FAR of 3.75 to 1.  As proposed, the project has a maximum FAR 
of 3.75 to 1.  

 
c. Parking: Pursuant to LAMC Section 12.21-A,4, the proposed 54-unit mixed-use project 

would be required to provide a total of 91 residential automobile parking spaces  and 25 
commercial automobile parking spaces. As an Eligible Housing Development, the project 
shall not be required to exceed 0.5 spaces per residential unit and up to a 30% reduction 
in the nonresidential parking requirement. As proposed, the project is providing 59 
residential parking spaces and 18 commercial parking spaces for a total of 77 
automobile parking spaces. 

 
Tier 3 Additional Incentives:  
 
Pursuant to the Transit Oriented Communities Affordable Housing Incentive Program Guidelines 
(TOC Guidelines), the Tier 3 Project is eligible for three (3) and has been granted three (3) 
Additional Incentives in order to construct the proposed project: 
 

a. RAS3 Yards (Side and Rear). The project shall be permitted to utilize any of the RAS3 
yard requirements, allowing the provision of a 5-foot rear yard and a 5-foot side yard 
(westerly) setback. 
 

b. Height. The project shall be permitted a 22-foot or 2-story increase in height resulting in 
a 67-foot or 6-story building.  
 

c. Open Space. The project shall be permitted a 25% decrease in required open space 
resulting in the provision of 4,876 square feet of open space. 

 
HOUSING REPLACEMENT 
 
Pursuant to LAMC Section 12.22-A,31(b)(1), a Housing Development located within a Transit 
Oriented Communities (TOC) Affordable Housing Incentive Area shall be eligible for TOC 
Incentives if it meets any applicable replacement requirements of California Government Code 
Section 65915(c)(3) (California State Density Bonus Law). 
 
Assembly Bill 2222 (AB 2222) amended the State Density Bonus Law to require applicants of 
density bonus projects filed as of January 1, 2015 to demonstrate compliance with the housing 
replacement provisions which require replacement of rental dwelling units that either exist at the 
time of application of a Density Bonus project, or have been vacated or demolished in the five-
year period preceding the application of the project. This applies to all pre-existing units that 
have been subject to a recorded covenant, ordinance, or law that restricts rents to levels 
affordable to persons and families of lower or very low income; subject to any other form of rent 
or price control; or occupied by Low or Very Low Income Households. 
 
On September 28, 2016, Governor Brown signed Assembly Bill 2556 (AB 2556) which further 
amended the State Density Bonus Law. The amendments took effect on January 1, 2017. AB 
2556 clarifies the implementation of the required replacement of affordable units in Density 
Bonus projects, first introduced by AB 2222. AB 2556 further defines "equivalent size" to mean 
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that as a whole, the new units must contain at least the same total number of bedrooms as the 
units being replaced. 
 
In addition to the requirements of California State Density Bonus Law, on October 9, 2019, the 
Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 330 creates new state 
laws regarding the production, preservation and planning for housing, and establishes a 
statewide housing emergency until January 1, 2025. During the duration of the statewide 
housing emergency, SB 330, among other things, creates new housing replacement 
requirements for Housing Development Projects by prohibiting the approval of any proposed 
housing development project on a site that will require the demolition of existing residential 
dwelling units or occupied or vacant “Protected Units” unless the proposed housing 
development project replaces those units. The Los Angeles Housing Department (LAHD) has 
determined, per the Housing Crisis Act of 2019 (SB 330) Replacement Unit Determination, 
dated July 2, 2021, that there are no units subject to replacement pursuant to the requirements 
of the Housing Crisis Act of 2019 (SB 330). LAHD has determined that the commercial 
structures located on the subject property were used for commercial purposes within the last 
five (5) years and the affordable replacement provisions of SB 330 do not apply to commercial 
properties.  
 
As such, the project meets the eligibility requirement for providing replacement housing 
consistent with California Government Code Sections 65915(c)(3) (State Density Bonus Law) 
and 66300 (Housing Crisis Act of 2019). 
 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS 
 
To be an eligible Transit Oriented Communities (TOC) Housing Development, a project must 
meet the Eligibility criteria set forth in Section IV of the Transit Oriented Communities Affordable 
Housing Incentive Program Guidelines (TOC Guidelines). A Housing Development located 
within a TOC Affordable Housing Incentive Area shall be eligible for TOC Incentives if it meets 
all of the following requirements, which it does: 
 

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall 
provide On-Site Restricted Affordable Units at a rate of at least the minimum 
percentages described below. The minimum number of On-Site Restricted Affordable 
Units shall be calculated based upon the total number of units in the final project. 
 

a. Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely 
Low Income (ELI) income households, 11% of the total number of dwelling units 
shall be affordable to Very Low (VL) income households, or 20% of the total 
number of dwelling units shall be affordable to Lower Income households. 

b. Tier 2 - 9% ELI, 12% VL or 21% Lower. 
c. Tier 3 - 10% ELI, 14% VL or 23% Lower. 
d. Tier 4 - 11% ELI, 15% VL or 25% Lower. 

 
The project site is located within a Tier 3 Transit Oriented Communities Affordable 
Housing Incentive Area. As part of the proposed development, the project is required to 
reserve a total of six (6) on-site dwelling units for Extremely Low Income Households, 
which is 10 percent of the 54 total dwelling units proposed as part of the Housing 
Development. As such, the project meets the eligibility requirement for On-Site 
Restricted Affordable Units. 
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2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of 
which must be located within 2,640 feet of a Major Transit Stop, as defined in Section II 
and according to the procedures in Section III.2 of the TOC Guidelines. 

 
As defined in the TOC Guidelines, a Major Transit Stop is a site containing a rail station 
or the intersection of two or more bus routes with a service interval of 15 minutes or less 
during the morning and afternoon peak commute periods.  The stations or bus routes 
may be existing, under construction or included in the most recent Southern California 
Association of Governments (SCAG) Regional Transportation Plan (RTP).  The subject 
property is located less than a ½-mile from the Laurel Canyon Boulevard and Ventura 
Boulevard intersection which includes the intersection of the LADOT DASH Van 
Nuys/Studio City and the Metro Next Gen Tier 1 Rapid Line 150/240 and is therefore 
defined as a Major Transit Stop.  Therefore, the project meets the eligibility requirement 
for proximity to a Major Transit Stop. 

 
3. Housing Replacement. A Housing Development must meet any applicable housing 

replacement requirements of California Government Code Section 65915(c)(3), as 
verified by the Los Angeles Housing Department (LAHD) prior to the issuance of any 
building permit. Replacement housing units required per this section may also count 
towards other On-Site Restricted Affordable Units requirements. 

 
Pursuant to the Determination made by the Los Angeles Housing Department (LAHD) 
dated July 22, 2021, the proposed project is not required to provide any replacement 
affordable units because the provisions of SB 330 do not apply to commercial properties.  

 
4. Other Density or Development Bonus Provisions. A Housing Development shall not 

seek and receive a density or development bonus under the provisions of California 
Government Code Section 65915 (state Density Bonus law) or any other State or local 
program that provides development bonuses. This includes any development bonus or 
other incentive granting additional residential units or floor area provided through a 
General Plan Amendment, Zone Change, Height District Change, or any affordable 
housing development bonus in a Transit Neighborhood Plan, Community Plan 
Implementation Overlay (CPIO), Specific Plan, or overlay district. 

 
There are no additional requests for density or development bonuses under the 
provisions of the State Density Bonus Law or any other State or local program that 
provides development bonuses, including, but not limited to a General Plan Amendment, 
Zone Change, Height District Change, or any affordable housing development bonus in 
a Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, 
or overlay district. Therefore, the project meets this eligibility requirement. 

 
5. Base Incentives and Additional Incentives. All Eligible Housing Developments are 

eligible to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to 
three Additional Incentives listed in Section VII of the TOC Guidelines may be granted 
based upon the affordability requirements described below. For the purposes of this 
section below “base units” refers to the maximum allowable density allowed by the 
zoning, prior to any density increase provided through these Guidelines. The affordable 
housing units required per this section may also count towards the On-Site Restricted 
Affordable Units requirement in Section IV.1 above (except Moderate Income units). 
 

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

As an Eligible Housing Development, the project is entitled to receive the Base 
Incentives listed in the TOC Guidelines. The project may be granted three (3) Additional 
Incentives for reserving at least 11% of the base units for Extremely Low Income 
Households.  Base units are the maximum allowable density allowed by the zone 
(rounded up, prior to any requests for increase in density provided by the Guidelines. 
The subject site is zoned [Q]C2-1-RIO with a Community Commercial land use 
designation and has a base density of 45 units. The project is setting aside six (6) units 
for Extremely Low Income Households, which equates to more than 11% of the 45 base 
units permitted through the underlying zoning of the site. The project is requesting two 
(3) Additional Incentives, for utilization of RAS3 Zone setbacks, additional height and 
reduced open space. Therefore, the project meets the eligibility requirement for Base 
and Additional Incentives because the project is located less than 2,640 feet from the 
Laurel Canyon Boulevard and Venture Boulevard intersection which consists of regional 
transit services, and the project will contain units that are restricted for Extremely Low 
Income Households. 
 

6.  Projects Adhering to Labor Standards. Projects that adhere to the labor standards 
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in 
Section VII of these Guidelines (for a total of up to five Additional Incentives). 
 
The project is not seeking Additional Incentives beyond the three (3) permitted as a 
means of reserving at least 11% of the base units for Extremely Low Income 
Households. Therefore, the project is not required to adhere to the labor standards 
required in LAMC Section 11.5.11; this eligibility requirement does not apply. 

 
7. Multiple Lots. A building that crosses one or more lots may request the TOC Incentives 

that correspond to the lot with the highest Tier permitted by Section III above. 
 
The proposed building crosses three (3) lots; however, the lots are located within Tier 3 
of the Transit Oriented Communities Affordable Housing Incentive Area. Therefore, this 
eligibility requirement does not apply. 

 
8. Request for a Lower Tier. Even though an applicant may be eligible for a certain Tier, 

they may choose to select a Lower Tier by providing the percentage of On-Site 
Restricted Affordable Housing units required for any lower Tier and be limited to the 
Incentives available for the lower Tier. 
 
The applicant has not selected a Lower Tier and is not providing the percentage of On-
Site Restricted Affordable Housing units required for any lower Tier. Therefore, this 
eligibility requirement does not apply. 

 
9. 100% Affordable Housing Projects. Buildings that are Eligible Housing Developments 

that consist of 100% On-Site Restricted Affordable units, exclusive of a building 
manager’s unit or units shall, for purposes of these Guidelines, be eligible for one 
increase in Tier than otherwise would be provided. 
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The project does not consist of 100 percent On-Site Restricted Affordable units. It is not 
eligible for or seeking an increase in Tier. As such, this eligibility requirement does not 
apply. 

 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
/AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 
 
Pursuant to LAMC Section 12.22-A,31(e), the Director of Planning shall review a Transit 
Oriented Communities Affordable Housing Incentive Program project application in accordance 
with the procedures outlined in LAMC Section 12.22-A,25(g). 
 
1. The Incentive does not result in identifiable and actual cost reductions to provide 

for affordable housing costs as defined in California Health and Safety Code 
Section 50052.5 or Section 50053 for rents for the affordable units. 

 
  The record does not contain substantial evidence that would allow the Director to make 

a finding that the requested incentives do not result in identifiable and actual cost 
reductions to provide for affordable housing costs per State Law. The California Health 
& Safety Code Sections 50052.5 and 50053 define formulas for calculating affordable 
housing costs for very low, low, and moderate income households. Section 50052.5 
addresses owner-occupied housing and Section 50053 addresses rental households. 
Affordable housing costs are a calculation of residential rent or ownership pricing not to 
exceed 25 percent gross income based on area median income thresholds dependent 
on affordability levels. 

 
  No substantial evidence has been entered into the record indicating that any of the 

requested Incentives do not result in identifiable and actual cost reductions to provide 
for the project’s affordable housing costs (as defined in California Health and Safety 
Code Sections 50052.5 or 50053) and/or accommodate the restricted extremely low 
income unit rents. 

 
  Additionally, the list of Additional Incentives in the Transit Oriented Communities 

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

 
RAS3 Yards. The requested reduction in yards/setbacks is expressed in the Menu of 
Incentives in the Transit Oriented Communities Guidelines. Eligible Housing 
Developments located in Tier 3 located within a commercial zone can use any or all of 
the yard requirements of the RAS3 Zone. In this case, the project is utilizing the RAS3 
yard requirements for the westerly side yard setback and the rear yard setback; each at 
5-feet. 
 
Open Space. The requested incentive for a 25 percent reduction in the required amount 
of open space is expressed in the Menu of Incentives in the TOC Guidelines which 
permit exceptions to zoning requirements that result in building design or construction 
efficiencies that facilitate the creation of affordable housing. The requested incentive 
allows the developer to utilize more of the total building square footage for residential 
units, which facilitates the creation of more affordable units, while remaining in 
compliance with all other applicable zoning regulations. The incentive further supports 
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the applicant’s decision to reserve six (6) units for Extremely Low Income Households 
and facilitates the creation of affordable housing units. 
 
Height. Eligible Housing Developments in Tier 3 may be permitted a height increase of 
two (2) additional stories up to 22 additional feet. This requested incentive provides for  
additional levels of dwelling units, increasing the overall space dedicated to residential 
uses and allowing some units to be reserved for affordable housing. As proposed, the 
project will utilize an 22-foot increase in height in lieu of the LAMC maximum of 45 feet. 
This will result in a 67-foot building.  

 
  Therefore, the requested Additional Incentives are necessary to provide for affordable 

housing costs. 
 
2. The Incentive will have a specific adverse impact upon public health and safety or 

the physical environment, or on any real property that is listed in the California 
Register of Historical Resources and for which there are no feasible method to 
satisfactorily mitigate or avoid the specific adverse Impact without rendering the 
development unaffordable to Very Low, Low and Moderate Income households. 
Inconsistency with the zoning ordinance or the general plan land use designation 
shall not constitute a specific, adverse impact upon the public health or safety.  
 

  There has been no evidence provided that indicated that the proposed incentives will 
have a specific adverse impact upon public health and safety or the physical 
environment, or on any real property that is listed in the California Register of Historical 
Resources. A "specific adverse impact" is defined as, "a significant, quantifiable, direct 
and unavoidable impact, based on objective, identified written public health or safety 
standards, policies, or conditions as they existed on the date the application was 
deemed complete" (LAMC Section 12.22.A.25(b)).  

 
  The project does not involve a contributing structure in a designated Historic 

Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural 
Monuments. The proposed project and potential impacts were analyzed in accordance 
with the California Environmental Quality Act (CEQA) Guidelines and the City's L.A. 
CEQA Thresholds Guide and the project was determined to be exempt from CEQA 
pursuant to Article 19, Class 32 of the CEQA Guidelines. 

 
  Therefore, there is no substantial evidence that the proposed project will have a specific 

adverse impact on the physical environment, on public health and safety, or on property 
listed in the California Register of Historic Resources. 

 
3. The Incentives are contrary to State or Federal law. 

 
There is no substantial evidence in the record indicating that the requested Incentives 
are contrary to any State or federal laws. 

 
 

ADDITIONAL MANDATORY FINDINGS 
 

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

http://cityplanning.lacity.org/
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TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 
 
APPEAL PERIOD - EFFECTIVE DATE 
 
The Determination in this matter will become effective after February 4, 2022 unless an 
appeal there from is filed with the City Planning Department. It is strongly advised that appeals 
be filed early during the appeal period and in person so that imperfections/incompleteness may 
be corrected before the appeal period expires. Any appeal must be filed on the prescribed 
forms, accompanied by the required fee, a copy of this Determination, and received and 
receipted at a public office of the Department of City Planning on or before the above date or 
the appeal will not be accepted. Forms are available on-line at www.cityplanning.lacity.org. 
 
Planning Department public offices are located at: 
 

Figueroa Plaza 
201 North Figueroa Street, 

4th Floor 
Los Angeles, CA 90012 

(213) 482-7077 

Marvin Braude San Fernando Valley 
Constituent Service Center 

6262 Van Nuys Boulevard, Suite 251 
Van Nuys, CA 91401 

(818) 374-5050 

West Los Angeles Development 
Services Center 

1828 Sawtelle Boulevard, 2nd Floor 
Los Angeles, CA 90025 

(310) 231-2901 
 
Pursuant to LAMC Section 12.22-A,25(f), only abutting property owners and tenants can 
appeal the Transit Oriented Communities Affordable Housing Incentive Program portion 
of this determination. Per the Density Bonus Provision of State Law (Government Code 
Section §65915) the Density Bonus increase in units above the base density zone limits and the 
appurtenant parking reductions are not a discretionary action and therefore cannot be appealed. 
Only the requested incentives are appealable. Per Section 12.22-A,25 of the LAMC, appeals of 
Density Bonus Compliance Review cases are heard by the City Planning Commission. 
 
The time in which a party may seek judicial review of this determination is governed by 
California Code of Civil Procedures Section 1094.6. Under that provision, a petitioner may seek 
judicial review of any decision of the City pursuant to California Code of Civil Procedure Section 
1094.5, only if the petition for writ of mandate pursuant to that section is filed no later than the 
90th day following the date on which the City's decision becomes final. 
 
Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file 
the Notice of Exemption for the associated categorical exemption after the issuance of this 
letter. If filed, the form shall be filed with the County of Los Angeles, 12400 Imperial Highway, 
Norwalk, CA 90650, pursuant to Public Resources Code Section 21152 (b). More information on 
the associated fees can be found online here: https://www.lavote.net/home/county-
clerk/environmental-notices-fees. The best practice is to go in person and photograph the 
posted notice in order to ensure compliance. Pursuant to Public Resources Code Section 21167 
(d), the filing of this notice of exemption starts a 35-day statute of limitations on court challenges 
to the approval of the project. Failure to file this notice with the County Clerk results in the 
statute of limitations, and the possibility of a CEQA appeal, being extended to 180 days. 
 

http://www.cityplanning.lacity.org/
https://www.lavote.net/home/county-clerk/environmental-notices-fees
https://www.lavote.net/home/county-clerk/environmental-notices-fees
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Vincent P. Bertoni, AICP 
Director of Planning 
 
 
Approved by: 

  
 
Reviewed by: 

   
   
    
Heather Bleemers, Senior City Planner  Oliver Netburn, City Planner 
  oliver.netburn@lacity.org 
   
 
Prepared by: 
 
 
 
Alex Truong, City Planning Associate 
alexander.truong@lacity.org 
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COUNTY CLERK’S USE CITY OF LOS ANGELES  
OFFICE OF THE CITY CLERK 

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

CALIFORNIA ENVIRONMENTAL QUALITY ACT 

NOTICE OF EXEMPTION 

(PRC Section 21152; CEQA Guidelines Section 15062) 

 
Filing of this form is optional. If filed, the form shall be filed with the County Clerk, 12400 E. Imperial Highway, Norwalk, CA 90650, 
pursuant to Public Resources Code Section 21152(b) and CEQA Guidelines Section 15062. Pursuant to Public Resources Code Section 
21167 (d), the posting of this notice starts a 35-day statute of limitations on court challenges to reliance on an exemption for the project. 
Failure to file this notice as provided above, results in the statute of limitations being extended to 180 days. 
PARENT CASE NUMBER(S) / REQUESTED ENTITLEMENTS 
DIR-2021-7095-TOC-HCA 

LEAD CITY AGENCY 

City of Los Angeles (Department of City Planning) 
CASE NUMBER 
ENV-2021-7096-CE 

PROJECT TITLE 
Radford TOC 

COUNCIL DISTRICT 

4 

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

4017, 4021 and 4027 Radford Avenue 

PROJECT DESCRIPTION:                                                                                                                 ☐   Additional page(s) attached. 

The proposed project is the demolition of existing site improvements and the construction, use, and maintenance of a new, six-story, 
57,829 square-foot mixed-use building with 54 dwelling units, including six (6) dwelling units set aside for Extremely Low Income 
Households. The project includes 3,374 square-feet of commercial space. The building will be constructed with two (2) levels of 
subterranean parking, one (1) at-grade level for a residential lobby, commercial tenants and parking, and five (5) residential levels above. 
The project includes four (4) studio units, 27 one-bedroom units, 18 two-bedroom units, five (5) three-bedroom units and 4,876 square 
feet of open space for residents. The project will provide a total of 59 residential automobile parking spaces and 18 commercial 
automobile parking spaces. Additionally, there will be six (6) short-term and 38 long-term bicycle parking spaces. Vehicular access to 
the site is provided via two (2) two-way driveways along the westerly and southerly alleys. The project includes the export of 
approximately 24,850 cubic yards of soil. 

NAME OF APPLICANT / OWNER: 

Rafi Kuyumjian 

CONTACT PERSON (If different from Applicant/Owner above) 

Alex Truong 
(AREA CODE) TELEPHONE NUMBER |        EXT. 

213-978-3308 
  

 STATE CEQA STATUTE & GUIDELINES  
   

☐ STATUTORY EXEMPTION(S)     

               Public Resources Code Section(s) ______________________________________________________________  
 

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

 
        CEQA Guideline Section(s) / Class(es) 15332, Class 32 

 

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

         ______________________________________________________________________________________________ 
 

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

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

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

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

CITY STAFF USE ONLY: 
CITY STAFF NAME AND SIGNATURE 

Alexander Truong 
STAFF TITLE 

City Planning Associate 

ENTITLEMENTS APPROVED 
Transit Oriented Communities 

FEE: 

 
RECEIPT NO. 

 
REC’D. BY (DCP DSC STAFF NAME) 

 

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



 

JUSTIFICATION FOR PROJECT EXEMPTION 
CASE NO. ENV-2021-7096-CE 

 

The City of Los Angeles determined based on the whole of the administrative record that the 

project is exempt from California Environmental Quality Act (CEQA) pursuant to CEQA 

Guidelines, Section 15332, and there is no substantial evidence demonstrating that an exception 

to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies. The project 

was found to be exempt based on the following: 

Project Description: 

The project is located at 4017, 4021 and 4027 Radford Avenue in the Sherman Oaks – Studio 

City – Toluca Lake – Cahuenga Pass Community Plan Area. 

The proposed project is the demolition of existing site improvements and the construction, use, 
and maintenance of a new, six-story, 57,829 square-foot mixed-use building with 54 dwelling 
units, including six (6) dwelling units set aside for Extremely Low Income Households. The project 
includes 3,374 square-feet of commercial space. The building will be constructed with two (2) 
levels of subterranean parking, one (1) at-grade level for a residential lobby, commercial tenants 
and parking, and five (5) residential levels above. The project includes four (4) studio units, 27 
one-bedroom units, 18 two-bedroom units, five (5) three-bedroom units and 4,876 square feet of 
open space for residents. The project will provide a total of 59 residential automobile parking 
spaces and 18 commercial automobile parking spaces. Additionally, there will be six (6) short-
term and 38 long-term bicycle parking spaces. Vehicular access to the site is provided via two (2) 
two-way driveways along the westerly and southerly alleys. The project includes the export of 
approximately 24,850 cubic yards of soil. 
 
The projects require the following: 
 
1) A 20% increase in density consistent with the provisions of the Transit Oriented Communities 

Affordable Housing Incentive Program for a Tier 3 project with a total of 54 dwelling units, 
including six (6) units reserved for Extremely Low Income (ELI) Household occupancy for a 
period of 55 years, along with the following two (3) Additional Incentives: 
 

a. RAS3 Zone Yards (Side and Rear). To permit the use of the side 
(westerly) and rear yard requirements of the RAS3 Zone of five (5) feet. 
 

b. Height. To permit a 22-foot or two (2) story height increase to 67 feet and 
6-stories. 
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c. Open Space. To permit a 25% decrease in required open space for a total 

of 4,876 square feet. 
 
Implementation of the California Environmental Quality Act 
 
Pursuant to Section 21084 of the Public Resources Code, the Secretary for the Natural Resources 
Agency found certain classes of projects not to have a significant effect on the environment and 
declared them to be categorically exempt from the requirement for the preparation of 
environmental documents. 
 
The project meets the conditions for a Class 32 Exemption found in CEQA Guidelines, Section 
15332 (In-Fill Development Projects), and none of the exceptions to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 apply. 
 
Conditions for a Class 32 Exemption  
 
A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 
meets the following criteria: 
 

1) The project is consistent with the applicable general plan designation and all applicable 

general plan policies as well as with the applicable zoning designation and regulations; 

2) The proposed developed occurs within city limits on a project site of no more than five 

acres substantially surrounded by urban uses;  

3) The project site has no value as habitat for endangered, rare or threatened species; 

4) Approval of the project would not result in any significant effects relating to traffic, noise, 

air quality, or water quality; and  

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

 

The project is located within the Sherman Oaks-Studio City-Toluca Lake-Cahuenga Pass 

Community Plan and zoned [Q]C2-1-RIO with a corresponding designation for Community 

Commercial land uses. With approval of the requested entitlements, the project is consistent with 

the applicable general plan land use designation and all applicable general plan policies as well 

as with the applicable zoning designation and regulations.  

The subject site is wholly within the City of Los Angeles, on a lot that totals approximately 0.35 

acres in size. Lots adjacent to the subject properties are developed with residential and 

commercial developments. The site is currently developed and is surrounded by development 

and therefore is not, and has no value as, a habitat for endangered, rare or threatened species. 

In addition, there are no protected trees on the site.  

The project will be subject to Regulatory Compliance Measures (RCMs), which require 
compliance with the City of Los Angeles Noise Ordinance pollutant discharge, dewatering, 
stormwater mitigations; and Best Management Practices for stormwater runoff. These RCMs will 
ensure the project will not have significant impacts on noise and water. The traffic impact 
assessment, prepared by Jano Baghdanian & Associates, dated November, 2021, concluded the 
project would not result in significant Work VMT impact. Therefore, the project will not have any 
significant impacts to traffic. The Air Quality Study prepared by Meridian Consultants, dated May, 
2021 concluded the project will not result in impacts to air quality. The project site will be 
adequately served by all public utilities and services given that the construction of a new multi-
family residential building will be on a site which has been previously developed and is consistent 
with the General Plan. Therefore, the project meets all of the Criteria for the Class 32. 
 
Exceptions to Categorical Exemptions 
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There are six (6) exceptions to categorical exemptions must be considered in order to find a 
project exempt from CEQA: (a) Location; (b) Cumulative Impacts; (c) Significant Effect; (d) Scenic 
Highways; (e) Hazardous Waste Sites; and (f) Historical Resources.  
 
The project is not located on or near any environmental resource of hazardous or critical concern 

where designated, precisely mapped, and officially adopted pursuant to law by federal, state, or 

local agencies.  There is not a succession of known projects of the same type and in same place 

as the subject project.  The project would not reasonably result in a significant effect on the 

environment due to unusual circumstances.  The project is not located near a State Scenic 

Highway. The only State Scenic Highway within the City of Los Angeles is the Topanga Canyon 

State Scenic Highway, State Route 27. Furthermore, according to Envirostor, the State of 

California’s database of Hazardous Waste Sites, neither the subject site, nor any site in the vicinity 

is identified as an active hazardous waste site.  The project site has not been identified as a 

historic resource by local or state agencies, and the project site has not been determined to be 

eligible for listing in the National Register or Historic Places, California Register of Historical 

Resources, the Los Angles Historic-Cultural Monuments Register, and/or any local register, and 

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

SurveyLA, the citywide survey of Los Angeles. Based on this, the project will not result in a 

substantial adverse change to the significance of a historic resource and this exception does not 

apply. 
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�������������F�(5�('�'�.�����������������F(�.��bYNcM�dMĴINY�=)��/��3�(���>��/����(�?������#*���;��������������"��7��
�D*3B�/��F5'������������������ �!�"��#$��%���&�� !������ ������!���'��('��)��*�+�#���F��(��
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� ���� �� � �� 8���� OXYZ[\�I[]̂_\̀����	�����(�Rab�:̀ c[X[b�?Y]d�eXf̀ Ỳ̀c�������>-(����>������.�!�7����������������"�� �	������������(�#��&� 7+�"!8� 78��� �� �� �� ��



��������������	
 �������������������
���������������������� �!�"��#$��%���&�� !������ ������!���'��('��)��*�+

,-����.�����������/�.�.����*���0�12' '�"3!���4)��52-4���(/,2���4-�(.,�'2,(��'��67� !��"�!8"��!7�����74��.-�2.����67� !��"�!8"9 �"�""

:;<=>?@<A�BACD?E�F���G��'�(�(*���H��/����(�I J�'��K�3�"���������"� ��	
#���$��)�(���3*(��F���)�(���3*(�H��/����(�I��%��,�(�L���.�(��F,��,�(�3���.�(�H��/����(�I#,��#$��M*�'�����������5���(�,(���/����(�������3*����-����N*��������G�������*�'�(�/���(*/�������'���/�*'�'����,��O��MP���#	��J,����,��-(�-���'�.-(�)�.��������O%���()�/���.������'��(������G-��/����(����'���,����������N*�������,�����*�'�����/��Q*�/����5�,�,���.-(�)�.����-(�-���'�����O%�����,��'5����-�(���*�/����/����5����*��.���������5���(�,��������������()�/������.���.*.���� ��.��*��,��'5����������,����������,��#$��-(��(�.���.�((��G������3*����������'�3*��������,���(���)��*�����3*����*����,��-(�/���������()�/���.-(�)�.����5�,�,����-(�Q�/������3��,���.��,����(��/�.-���'���'(��'����(��//*-��/���J��5����'��/*���,���.��(��*(,�(�'*(����,���--����,��(������'�3���(��,���--������3�'������,���3�'��5����(*������,���--�����$��
����K�3�!������������ �	
�L�((��R�,�����F3Q�,����� ��H�3/���3�����I�5(����O���.�����������(������'��P�1��5�������5,����*�.������$��
��'����K�3(*�(��!���������������8�	
�	O#��$��)�(���3*(��F���)�(���3*(�H��/����(�I�5(������S.�(���((������,��-�����5�,���,��	�K�����,��	�K���������$��
����K�3�!��������������	
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Metro NextGen Memorandum 
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TO: 

FROM: 

SUBJECT: 

DEPARTMENT OF CITY PLANNING 

Executive Office 

March 25, 2021 

Interested Parties 
Department of City Planning Staff 

Vincent P. Bertoni, AIC� 

Director of Planning 
Department of City Planning 

METRO NEXTGEN: RAPID BUS DEFINITIONS 

This memo explains how Metro's recent initial implementation of its "NextGen" Bus Plan will 
impact determinations regarding what constitutes a Metro Rapid Bus pursuant to City 
Planning policies and programs, including the Density Bonus and Transit Oriented 
Communities (TOC) Affordable Housing Incentive programs. Background information from 
Metro on NextGen including the latest service changes is available on their website 
(https://www.metro.net/projects/nextgen). 

Background 
NextGen is described by Metro as "a reimagined bus system that focuses on providing fast, 
frequent, reliable and accessible service to meet the needs of today's riders." The initial 
Phase 1 roll-out began in December 2020 and will continue through two additional phases in 
June and December of 2021. Service on nearly all lines will be affected. 

Under the NextGen Bus Plan, most Metro Rapid Bus lines will be replaced with a new type 
of bus line that will have more frequent service and new stop intervals. These new 
replacement lines combine elements of a Rapid Bus and Local Bus. This change introduces 
a need for clarity on how the term Rapid Bus will be understood as it currently exists in the 
LAMC and other City Planning documents. Certain important incentives to provide affordable 
housing near transit exist in the Density Bonus Ordinance (see LAMC 12.22 A.25(f)(4)(ii)(b) 
and 12.22 A.25(c)(10)) as well as the TOC Guidelines (see Chart 1 of the TOC Guidelines 
and LAMC 12.22 A.25(c)(10) and 12.22 A.25(f)(4)(ii)(b)). 

The NextGen system includes a new bus classification system with different Tier levels. Tier 
1 is the highest quality bus NextGen line and will replace current Rapid Bus lines as they are 
discontinued. Tier 1 routes are planned to achieve service interval levels of at least ten 
minutes throughout the weekday daytime. However, because of the ridership and funding 
impacts of the current COVI D-19 emergency, service levels may lag behind these levels in 
the short-term. 
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