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PROJECT 
LOCATION: 

1848 South Gramercy Place  
(legally described as Lot 76, Angelus Vista tract) 

  
PROPOSED 
PROJECT: 

The project is the construction, use, and maintenance of a 7-story, 73-foot, 4 inches tall mixed-
use building comprised of 33 residential dwelling units (3 units are restricted to Very Low 
Income households), and approximately 466 square feet of commercial space. The project will 
provide two levels of parking at-grade and on the second floor, comprising a total of 22 parking 
spaces. The project also provides 32 long-term and 5 short-term bicycle parking spaces. The 
project will be 31,263 square feet in floor area with a Floor Area Ratio (“FAR”) of 5.1:1. The site 
is currently developed with a vacant, two-story residential structure that is to be demolished as 
part of the project. There is one large tree along western side of the subject site on the public 
right-of-way.  
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REQUESTED 
ACTION: 

 
1. Pursuant to LAMC Section 12.22.A.25, a Density Bonus Compliance Review to permit 

the following development incentives: 
 

a. An off-menu incentive to permit a Floor Area Ratio of 5.1:1 in lieu of 1.5:1 
permitted in the LAMC; 

 
b. An off-menu incentive to permit a 7-story building with a height of 75 feet (to 

the rooftop parapet) in lieu of 45 feet otherwise permitted in the C2 zone;  
 

2. Pursuant to LAMC Section 12.22 A.25(g)(3), a review of the following Waivers of 
Development Standards: 

 
a. Waiver of Development Standard to waive the transitional height requirement 

per the South LA CPIO Section II A.2(d);  
 

b. Waiver of Development Standard to allow side yard setbacks of 0 feet from the 
1st to 2nd floors, and 5 feet from the 3rd to 7th floors in lieu of 10 feet; 
 

c. Waiver of Development Standard to allow a rear yard setback of 5 feet from 
the 1st to 2nd floors, and 10 feet from the 3rd to 7th floors in lieu of 19 feet; 
 

d. Waiver of Development Standard to allow a reduction in open spaces to 1500 
square feet in lieu of 3700 square feet; 
 

e. Waiver of Development Standard to allow a passageway width of 12 feet in 
lieu of 20 feet. 
 

f. Waiver of Development Standard to allow a commercial frontage of 10 feet in 
lieu of 17.5 feet. 
 

g. Waiver of Development Standard to allow a landscape buffer of 0 feet in lieu of 
the 5 feet requirement per the South LA CPIO Section II C.4. 
 

h. Waiver of Development Standard to allow a ground floor height of 10 feet 5 
inches in lieu of 14 feet per the South LA CPIO Section II A.1(b). 

 
3. Pursuant to California Environmental Quality(“CEQA”) Guidelines Section 15332, that 

the project was assessed in ENV-2020-2116-CE, and the project is categorically exempt 
from the California Public Resources Code, and Article 19, (Class 32 - Infill 
Development) of the CEQA Guidelines. 
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RECOMMENDED ACTIONS:   
 
1. Find, that based on the independent judgement of the decision-maker, after consideration of the whole of 

the administrative record, the project was assessed in ENV-2020-2116-CE, and the project is categorically 
exempt from the California Public Resources Code, and Article 19, (Class 32 - Infill Development) of the 
CEQA Guidelines. 
 

2. Approve, pursuant to Los Angeles Municipal Code (“LAMC”) Section 12.22 A.25(g)(3), a Density Bonus 
Compliance Review, for a project totaling 33 dwelling units, including 3 dwelling units for Very Low Income 
Household occupancy for a period of 55 years, with the following two (2) Off-Menu Incentives: 

 
a. An incentive to permit a Floor Area Ratio of 5.1:1 in lieu of 1.5:1 permitted in the LAMC; and 

 
b. An incentive to allow a 7-story building with a height of 75 feet (to the rooftop parapet) in lieu of 45 

feet otherwise permitted in the C1.5 zone.  
 

In addition to the two (2) Off-Menu Incentives, the applicant requests the following Waivers of Development 
Standards: 

 
c. Waiver of Development Standard to waive the transitional height requirement per the South LA CPIO 

Section II A.2(d);  
 

d. Waiver of Development Standard to allow side yard setbacks of 0 feet from the 1st to 2nd floors, 
and 5 feet from the 3rd to 7th floors in lieu of 10 feet; 
 

e. Waiver of Development Standard to allow a rear yard setback of 5 feet from the 1st to 2nd floors, 
and 10 feet from the 3rd to 7th floors in lieu of 19 feet; 
 

f. Waiver of Development Standard to allow a reduction in open spaces to 1500 square feet in lieu of 
3700 square feet; 
 

g. Waiver of Development Standard to allow a passageway width of 12 feet in lieu of 20 feet. 
 

h. Waiver of Development Standard to allow a commercial frontage of 10 feet in lieu of 17.5 feet. 
 

i. Waiver of Development Standard to allow a landscape buffer of 0 feet in lieu of the 5 feet 
requirement per the South LA CPIO Section II C.4. 
 

j. Waiver of Development Standard to allow a ground floor height of 10 feet 5 inches in lieu of 14 feet 
per the South LA CPIO Section II A.1(b). 
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VINCENT P. BERTONI, AICP 
Director of Planning 

Faisal Roble, Principal City Planner Michelle Singh, Senior City Planner 

Sergio Ibarra, City Planner Rafael Fontes, Planning Assistant 
Telephone: (213) 473-9985 Telephone: (213) 978-1189 

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 273, 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 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 this agency at or prior to 
the public hearing. As a covered entity under Title II of the Americans with Disabilities Act, the City of Los Angeles does not 
discriminate on the basis of disability, and upon request, will provide reasonable accommodation to ensure equal access to 
these programs, services and activities. Sign language interpreters, assistive listening devices, or other auxiliary aids and/or 
other services may be provided upon request. To ensure availability of services, please make your request not later than
three working days (72 hours) prior to the meeting by calling the Commission Secretariat at (213) 978-1300.
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SUPPLEMENTAL REPORT 
 

City Planning Commission Meeting of March 24th, 2022 
The City Planning Commission convened on March 24th, 2022 to deliberate on the proposed 
project.  Several Commissioners had the following concerns with the project: the meager amount 
of open/community space provided, the size and disposition of the parking structure, the status 
of existing residents on site, and the excessing height and massing of the structure.  At present,  
no changes to the project are being proposed. These concerns were also raised at an additional 
meeting between planning staff and the applicant on April 22nd, 2022, the summary of which may 
be found in the Issues section of this report. 
 
Additional Meeting, Post-CPC Hearing: 
The project was discussed at another meeting with planning staff, including the applicant’s team, 
on Friday, April 22nd, 2022, following the March 24th CPC hearing date. The CPC’s concerns were 
discussed as follows: 
 

• Community Outreach and Current Residents 
The applicant agreed to restart outreach efforts in response to the Commissioners’ 
concerns, verifying that there are currently tenants residing on the site. They 
acknowledged that the SB8 legislation, which amends Sections 65589.5, 65905.5, 
65913.10, 65940, 65941.1, 65943, 65950, 66300, and 66301 of the Government Code, 
supersedes AB 2556 (Section 65915 of the Government Code). This amends the original 
determination letter, dated June 13, 2018, which did not apply to single family residences. 
That original AB 2556 determination had found that no affordable units would be required 
in this case. The SB8 letter, however, dated March 2, 2022, indicates that one four-
bedroom unit is to be replaced at a Very Low Income level. It also specifies that occupants 
of Protected Units are also entitled to relocation benefits and the right of first refusal, 
otherwise known as Right to Return, to a comparable unit of the same bedroom type at 
the completed Project. 
 

• Community Space 
The applicants have included the largest amount of community and open space possible 
(in the form of a shared gym and private balconies) while still providing the Applicant’s 
desired amount of parking (see discussion below). 
 

• Parking disposition  
Keeping the parking above grade eliminates the need for an additional ramp, allowing the 
applicants to provide more parking which they consider to be a community benefit. They 
added that including subterranean parking would use up more square footage due to 
clearance spaces needed to accommodate the required ramps. Given the narrow width of 
the lot, this would require three levels, as opposed to the currently proposed two, to 
accommodate the amount of parking proposed. The Applicants stated that this would be 
cost-prohibitive, and they also do not want to reduce the parking further as they view the 
amount of parking to be well below what future tenants will ultimately need. The project 
presently proposes 20 parking spaces, as opposed to the 18 otherwise allowed (.5 spaces 
per dwelling unit rounded up to the nearest whole number, plus another for the commercial 
space). Therefore, the Applicant is not taking the full parking reduction for this project. 
 

• Parking Vents 
In response to Commission feedback, the applicant stated that the required vents must be 
sited facing north towards an existing two-story apartment building. The project proposes 
a five-foot setback along its northern edge to account for an egress pathway that leads 
from the rear yard egress stairwell to Gramercy Place. Locating these vents to the south 
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would be infeasible, as the project is currently proposing a 0-foot setback along its 
southern edge. Any vents there could be blocked by future development as the abutting 
commercial zone, fronting Washington Boulevard, likewise allows for a 0-foot setback.  
 

• Height and Massing 
Per Commissioner feedback regarding the excessive size and scale, the applicant 
acknowledges that reducing the number of units would likewise reduce the amount of 
parking and massing needed to construct the proposed project. They view this option as 
contrary to their financial interests, claiming that it is only a matter of time until much of 
Washington Boulevard in this area has taller buildings. 

 
 
 
 
The remainder of the Staff Report reflects modifications requested as part of the Technical 
Modification concerning condition of approval number seven, submitted on March 24, 2022, and 
incorporates it into the Staff Report previously provided to the Commission. Additional 
communication and letters received from the public have also been appended to Exhibit G. 
Deleted text is shown in italicized, bolded strikethrough and added text is italicized, 
underlined and bolded. 
 
 
 

PROJECT ANALYSIS 
 
 
PROJECT SUMMARY 
 
The project is the construction, use, and maintenance of a 7-story, 73-foot, 4 inches tall mixed-
use building comprised of 33 residential dwelling units (3 units are restricted to Very Low Income 
households), and approximately 466 square feet of commercial space. The project will provide 
two levels of parking at-grade and on the second floor, comprising a total of 22 20 parking spaces. 
These first two levels will be built using Type I-A construction while the upper five floors 
will be built using Type III-A construction. A fire resistance barrier of three hours separates 
the two construction types. The project also provides 32 long-term and 5 short-term bicycle 
parking spaces. The project will be 31,263 square feet in floor area with a Floor Area Ratio (“FAR”) 
of 5.1:1.  
 
The residential units are located on the third through seventh floors, consisting of twenty-one (21) 
one-bedroom units ranging from 571 to 675 square feet, ten (10) two-bedroom units at 930 
square feet, and two (2) three-bedroom units at 1,220 square feet. Residential amenities will be 
provided through a 600 square foot gym at the second floor, along with 30 balconies at 50 square 
feet each. Totaling 1,500 square feet of required open space, these balconies are at the third 
through seventh floors fronting the north and south elevations. A twelve inch wide strip of 
landscaping abuts the site’s northern edge. 
 
The site is currently developed with a vacant, two-story residential structure that is to be 
demolished as part of the project. There are no protected trees and a non-protected significant 
trees on the subject site; however, one (1) non-protected significant street tree may be removed 
from the public right-of-way. The Project assumes a worst-case scenario of removing the street 
tree, in the event of changes to the right-of-way improvement plans after approval of the 
environmental clearance. However, this analysis does not authorize the removal of any street 
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trees without prior approval of Urban Forestry, in compliance with Los Angeles Municipal Code, 
Chapter VI, Section 62.169 through 62.170 and their applicable findings. 
 
BACKGROUND 
 
Subject Property 
 
The subject site is an interior lot located north of the intersection of West Washington Boulevard 
and South Gramercy Place, just west of Western Avenue in the South Los Angeles Community 
Plan Area. The project site consists of one (1) contiguous lot, with an area of 8,931 square feet.  
 
The site has approximately 50 feet of frontage along the east side of Gramercy Place, with no 
additional street frontages. The site is currently developed with a vacant, two-story residential 
structure.  
 
Zoning and Land Use Designation 
 
The project site is located in the South Los Angeles Community Plan Area, and is designated for 
Neighborhood Commercial land uses, with corresponding zones of C1, C1.5, CR, C2, C4, R3, 
and RAS3. The site is zoned C1.5-1VL-CPIO and is consistent with the land use designation. The 
site is located within a Transit Priority Area. The site is also located within the South Los Angeles 
Community Plan Implementation Overlay (“CPIO”) Neighborhood-Serving Corridor Subarea. The 
CPIO contains additional regulations for ground floor and building height (including transitional 
height), density, floor area, building disposition, building design, and parking.  
 
Surrounding Uses 
 
The surrounding area is developed with a combination of single-family and multi-family residential, 
and various storefront commercial uses. Several adjacent properties are also within the South 
Los Angeles CPIO, Character Residential Subarea. The remaining parcels on the block lie mainly 
north and eastwards, fronting Washington Boulevard to the south, St Andrews Place to the east, 
and 18th Street further north. The parcels immediately north and east are zoned C1.5-1VL-CPIO 
in the Neighborhood-Serving Corridor Subarea and are improved with one to two-story 
commercial structures. The properties north are zoned RD2-1-CPIO, R3-1-CPIO, and are 
improved with one- and three-story residences. Properties across Gramercy Place to the west 
are zoned C1.5-1VL-CPIO and RD2-1-CPIO, improved with multifamily apartment buildings and 
a four-story TOC project that recently completed construction (DIR-2017-5395-SPR-TOC).  
  
Streets and Circulation: 
 
South Gramercy Place, abutting the property to the west, is a designated Collector Street, with a 
designated right-of-way width of 66 feet and a roadway width of 40 feet. It is currently dedicated 
to a 80 foot right-of-way and improved with a curb, gutter, and sidewalk.  
 
Public Transit 
 
The project site is located just north of the intersection of Washington Boulevard and South 
Gramercy Place, which serves the Los Angeles County Metropolitan Transit Authority (“Metro”) 
bus lines 35, and LADOT Midtown Line. The site is also within a Transit Priority Area. 
 
Relevant Cases and Building Permits 
 
Subject Site: 
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CHC-2018-3217-HCM – A Historic-Cultural for the residence located at this site was filed 
on May 1, 2018. At the Cultural Heritage Commission meeting, held on July 5, 2018, the 
Commission determined that this property does not conform with the definition of a 
Monument pursuant to LAMC Section 22.171.7 by a vote of 5-0. 

 
Surrounding Sites:  

 
DIR-2017-5395-SPR-TOC – Located west and directly across the street from the subject 
site, the Gramercy Place Apartments consist of a 51,296 square-foot transit-oriented 
mixed use building with subterranean parking. This building is four stories tall, with a 
maximum height of 45 feet, and is comprised of apartments, commercial, and communal 
open space areas.   
 
 

REQUESTED ACTIONS 
 
Density Bonus / Affordable Housing Incentives Program 
 
Per Government Code Section 69515(c)(1), the Project qualifies for a density bonus increase of 
35 percent or 10 additional market rate units, with an existing protected unit on the site subject to 
replacement per SB 8 (Exhibit D). This density bonus is proposed in exchange for setting aside 
13% of the base density (3 units) for Very Low Income households for a period of 55 years. As a 
result of setting aside 13% of the 23 by-right density units, the applicant qualifies for two (2) 
incentives as follows.  
 

 
a. A Floor Area Ratio of 5.1:1 in lieu of 1.5:1 as otherwise permitted in the C2-1VL-CPIO 

zone. 
 

b. A 30 foot increase in the maximum building height to allow  75 feet in lieu of 45 feet 
otherwise permitted in the C1.5-1VL-CPIO zone. 

 
In addition to the two (2) Off-Menu Incentives, the applicant requests the following Waivers of 
Development Standards:   

 
a. To waive the transitional height requirement per the South LA CPIO Section II A.2(d). 

 
b. A reduction in the side yard setbacks of 0 feet from the 1st to 2nd floors, and 5 feet from 

the 3rd to 7th floors in lieu of 10 feet otherwise permitted in the C1.5-1VL-CPIO zone. 
 

c. A reduction in the rear yard setback of 5 feet from the 1st to 2nd floors, and 10 feet from 
the 3rd to 7th floors in lieu of 19 feet otherwise permitted in the C1.5-1VL-CPIO zone. 
 

d. A reduction in the required open space to allow 1500 square feet in lieu of 3700 square 
feet otherwise required pursuant to LAMC Section 12.21.G. 
 

e. A reduction in the passageway width to allow 12 feet in lieu of 20 feet otherwise required 
pursuant to LAMC Section 12.21 C.2(b).  
 

f. A reduction in commercial frontage of 10 feet in lieu of 17.5 feet otherwise required by 
LAMC Section 12.22 A.23. 
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g. To allow a landscape buffer of 0 feet in lieu of the 5 feet requirement per the South LA 
CPIO Section II C.4. 
 

h. A reduction in ground floor height to allow 10 feet 5 inches in lieu of 14 feet per the 
South LA CPIO Section II A.1(b). 
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ISSUES 
 

The following section includes a discussion of issues and considerations related to the project.  
 
Urban Design Studio: 
 
The Urban Design Studio reviewed the project on Thursday, August 6, 2020 and received the 
project unfavorably with the following comments: 
 

• The project is significantly out of scale with its surroundings.  
• The height creates issues for neighbors in the Character Residential Subarea to the 

north, blocking sunlight especially and presenting a monolithic street wall two stories 
high.  

• Articulation at the two-story podium is fairly limited due to parking requirements.  
• The commercial space and mezzanine is fairly small in terms of square footage, limiting 

its utility for any future tenants. 
• Very little community benefit is being provided in exchange for number of waivers of 

development being requested. 
  
Professional Volunteer Program (PVP): 
 
The project was presented to the Professional Volunteer Program on Tuesday, June 15, 2021 
and received unfavorably.  Below is a summary of the comments organized in along areas 
outlined in the city’s Urban Design Guidelines: 
 

• Pedestrian First Design  
- The project presents operational issues. For example the trash and recycling 

enclosure are too small and not accessible from the retail space and the retail space 
is constrained with a difficult to lease layout. 

- Reduce the width of the driveway to the minimum allowed by LADOT. 
- Consider ways to embed the stairs to the residential lobby to promote physical activity. 
- Protect and maintain the existing mature street tree. Reach out to LAUFD to discuss 

potential options. If the tree needs to be removed you need to replace it in a 2-1 rate. 
 

• 360 Degree Design 
- Provide detailed materials on the elevations. 
- The project should respond to the local area context, the public realm and the 

relationships with adjacent buildings and should be shaped to consider the quality 
and functionality of the urban fabric. 

- Can the parking be placed underground? If not consider ways to design the podium 
so it is adaptable to a different use in the future and make sure it is appropriately 
screened per the Above Ground Parking Advisory. A visible long wall, non-screened 
openings or metallic louvers overlooking residential windows should be avoided. 
Consider landscaping and high quality architectural elements that are opaque and 
add visual interest.  Make sure that headlights, structure lights and exhaust gas do 
not impact the residential adjacent properties. 

- Ensure that access and the building entrance is prominent and clearly legible and the 
lobby is comfortable to use with space for mail boxes. 

- Use architectural elements to reduce the perceived mass of the project.  
- Make sure that the project complies with the South Los Angeles CPIO District 

(Neigborhood-Serving Corridor Sub Area) Development Standards, including 
building design, articulation and glazing. For example, a 5-foot landscape buffer, 
shall be provided between the project and the abutting lot zoned RD2 to the north. 

javascript:;
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The landscaping should be drought tolerant, evergreen, and capable of growing to a 
height of 10 feet. If you need additional recommendations, the Urban Design Studio 
has developed a Native Screening Hedges resource. 

- The East and South Elevations need additional work. 
- Windows should incorporate well-designed trims and details. Consider adding 

awnings above the windows at the west elevation to features to reduce heat gain and 
glare and add visual interest. 

- Consider a redesign of the awning above the building’s entrance. 
- What is the small unidentified space at the back of the project? 
- Consider clearstory windows for bathrooms that overlook the exterior corridor with 

access to natural light. 
- Provide an open space diagram and ensure the balcony dimensions comply with the 

private open space minimum requirements. Can the rooftop used for common open 
space? 

- Provide more information on the landscaping of the sideyards and consider ways to 
better buffer from the adjoining properties. 
 

• Climate Adapted Design 
- G Provide a rooftop plan with any mechanical units and indicate solar on the roof.  
- Vines should be placed at the ground and exterior of the building’s walls. 
- Indicate required and provided on-site trees. On site trees need to be 24”-box size or 

above to count as provided trees and palms are excluded. Trees should be native and 
provide shade upon maturity.  

- Consider native plants that provide year-long habitat.  
- Indicate LID compliance. 

 
In response to both the UDS and PVP feedback, the applicant team reiterated the need to 
maintain the current building design with respect to the Waivers of Development standard 
requested. The applicant claimed that these waivers are necessary to address several constraints 
related to the site’s base zoning and the CPIO. The applicant will consider which design changes 
can be made. 
 
Additional Meeting: 
 
The project was discussed at a meeting with planning staff, including the applicant’s team, on 
Friday, January 28, 2022. The PVP feedback was reiterated and discussed, with particular 
attention paid to the need for changes to the building’s façade. The materials and colors specified 
for the exterior façade were discussed, with the consensus that more naturalistic materials be 
incorporated. This would not only serve to enhance the building’s articulation, but also work to 
display greater compatibility with the CPIO Character Residential Subarea just north of the site. 
The applicant’s team subsequently submitted updated plans on February 28, 2022.  
 
These updated plans largely show changes in exterior cladding, switching out bright white and 
lipstick red stucco accents with more muted white and beige stucco. Naturalistic wood siding has 
been added to articulate vertical massing on the building’s northern elevation and pedestrian entry 
level. Ribbon windows at the second-level façade have been broken up for better compatibility 
with the rest of the building’s overall fenestration pattern. 
 
Public Hearing: 
 
The public hearing was held on August 23, 2021 at approximately 3:30 pm telephonically via 
Zoom In conformance with the Governor’s Executive Order N-29-20 (March 17, 2020). The 
following issues raised included the amount of incentives requested, the FAR of the project, the 
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height of the project, the preservation of existing housing, and privacy for neighbors immediately 
north of the project. 
 
 
CONCLUSION 
 
Based on the information submitted to the record, staff recommends that the City Planning 
Commission approve the project, as recommended, subject to the Conditions of Approval. The 
project will include the construction of a 33-unit mixed-use building resulting in a net increase of 
32 dwelling units, including 3 Very Low Income units. 
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CONDITIONS OF APPROVAL 
 
 
1. Site Development. Except as modified herein, the project shall be in substantial conformance 

with the plans and materials submitted by the Applicant, dated February 28 2022, and 
stamped “Exhibit A,” and attached to the subject case file. No change to the plans will be 
made without prior review by the Department of City Planning, West/South/Coastal Project 
Planning Division, and written approval by the Director of Planning. Each change shall be 
identified and justified in writing. Minor deviations may be allowed in order to comply with the 
provisions of the Los Angeles Municipal Code or the project conditions. 
 

2. Residential Density. The project shall be limited to a maximum density of 33 residential units 
including Density Bonus Units. 

    
3. Affordable Units. A minimum of 3 units, that is 13% of the 22 base dwelling units, shall be 

reserved as affordable units for Very Low Income household occupancy, as defined by the 
State Density Bonus Law 65915 (c)(1) or (c)(2). The Density Bonus Affordable Housing 
Incentive Program Guidelines also requires a Housing Development to meet any applicable 
housing replacement requirements of California Government Code Section 65915(c)(3), as 
verified by the 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. 
  

4. Changes in Restricted Units.  Deviations that increase the number of restricted affordable 
units or that change the composition of units or change parking numbers shall be consistent 
with LAMC Section 12.22 A.25 (a-d) and State Density Bonus Law (Government Code Section 
65915). 

 
5. Housing Requirements.  Prior to issuance of a building permit, the owner shall execute a 

covenant to the satisfaction of the Los Angeles Housing Department (LAHD). The covenant 
shall bind the owner to reserve three (3) units available to Very Low Income Households, 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 set aside affordable units may be adjusted, consistent with LAMC Section 12.22-
A.25, to the satisfaction of LAHD, and in consideration of the project’s SB 330 and SB* 
Determination. Enforcement of the terms of said covenant shall be the responsibility of LAHD. 
The Applicant will present a copy of the recorded covenant to the Department of City Planning 
for inclusion in this file. The project shall comply with the Guidelines for the Affordable Housing 
Incentives Program adopted by the City Planning Commission and any monitoring 
requirements established by the LAHD. Refer to the Density Bonus Legislation Background 
and Housing Replacement (SB 330 and SB8 Determination) Background sections of this 
determination (Exhibit D). 

 
6. Automobile Parking for Residential Uses. The project shall provide a minimum of 21 19 

parking spaces, as shown in Exhibit A, per AB 2345.  
 

7. Automobile Parking for Commercial Uses. The project shall provide a minimum of one (1) 
parking space, as shown in Exhibit A; per AB 2345. as the Property is located within an 
Enterprise Zone, commercial parking is required at 2 parking spaces per 1,000 SF, 
consistent with LAMC Section 12.21 A.4(x)(3)6. 
 

8. Height The project shall be limited to seven (7) stories and 73 feet, 4 inches in height per 
Exhibit A.  
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9. Floor Area Ratio  The project shall be limited to a maximum floor area ratio (“FAR”) of 5.1:1, 

per Exhibit A. 
 

10. Community Plan Implementation Overlay. Prior to the issuance of a building permit, the 
applicant shall demonstrate compliance with the South Los Angeles Community Plan 
Implementation Overlay (“CPIO”) pursuant to Ordinance No. 185,927 and demonstrate that 
the project meets the definition of a Mixed-Income Project.  
 
 

11. Adjustment of Parking. In the event that the number of Restricted Affordable Units should 
increase, or the composition of such units should change (i.e. the number of bedrooms, or the 
number of units made available to Senior Citizens and/or Disabled Persons), or the applicant 
selects another Parking Option 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 above. 
 

12. Bicycle Parking.  Bicycle parking shall be provided consistent with LAMC 12.21 A.16 and 
Exhibit “A”.    
 

13. 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.  

 
14. Unbundled Parking. Residential parking shall be unbundled from the cost of the rental units, 

with the exception of parking for Restricted Affordable Units.  
 

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

 
16. Facade Design. The project shall comply with the following: 

 
a. The project shall include varied exterior materials and articulation as presented in Exhibit 

“A” (Elevations, Material Board, and Renderings), including flat seam metal panels, 
corrugated metal, wood face siding, and smooth finish stucco in white, light grey, and 
“concrete” finish. The building color and materials (design theme) shall be included on 
each elevation. 
 

b. The facade shall include the articulation shown as presented in Exhibit “A” (Floor Plan, 
Elevations, and Renderings) which includes private open space distributed as balconies 
among the units. The percentage and layout of façade square footage devoted to 
fenestration shall be built and detailed exactly as depicted in Exhibit “A” 

 
17. Open Space . The project shall provide a minimum of 1,480 square feet of usable open space 

per LAMC 12.21.G.2, see Exhibit “A”. 
 

18. Rear Setback (Waiver). The rear setback shall be no less than five feet on the ground through 
second floors, and ten feet from the third to seventh floors, as shown in Exhibit A 
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19. Side Yard Setback (Waiver). The side yard setbacks shall be no less than five feet on the 

ground through second floors for the northern edge of the lot, and zero feet on the ground 
through second floors southern edge of the lot. The side yard setbacks shall be no less than 
five feet from the third through seventh floors. 
 

20. Soil Depths. Shrubs, perennials, and groundcover shall require a minimum soil depth as 
follows:  
 

a. A minimum depth with a height ranging from 15 to 40 feet shall be 42 inches. 
b. A minimum depth with a height ranging from 1 to 15 feet shall be 24 to 36 inches. 
c. A minimum depth with a height of less than 1 foot shall be 18 inches. 
d. A minimum depth of an extensive green roof shall be 3 inches.  

 
Trees shall require a 42-inch minimum soil depth.  
Further, the minimum amount of soil volume for tree wells on the rooftop or any above grade 
open spaces shall be based on the size of the tree at maturity:  
 

e. 220 cubic feet for trees with a canopy diameter ranging from 15 to 19 feet.  
f. 400 cubic feet for trees with a canopy diameter ranging from 20 to 24 feet.  
g. 620 cubic feet for trees with a canopy diameter ranging from 25 to 29 feet.  
h. 900 cubic feet for trees with a canopy diameter ranging from 30 to 34 feet.  

 
 

21. Street Trees.  
 

a. New street trees shall be planted within the public right-of-way, where feasible, at 
a ratio of at least one (1) tree for every 25 feet of lot length, to the satisfaction of 
the Bureau of Street Services, Urban Forestry Division, Department of Public 
Works. 

 
b. Project shall preserve all healthy mature street trees whenever possible. All 

feasible alternatives in project design should be considered and implemented to 
retain healthy mature street trees. A permit is required for the removal of any street 
tree and shall be replaced 2:1 as approved by the Board of Public Works and 
Urban Forestry Division. 

 
c. Plant street trees at all feasible planting locations within dedicated streets as 

directed and required by the Bureau of Street Services, Urban Forestry Division. 
All tree plantings shall be installed to current tree planting standards when the City 
has previously been paid for tree plantings. The subdivider or contractor shall notify 
the Urban Forestry Division at: (213) 847-3077 upon completion of construction for 
tree planting direction and instructions. 
 

22. Solar and Electric Generator. Generators used during the construction process shall be 
electric or solar powered. Solar generator and electric generator equipment shall be located 
as far away from sensitive uses as feasible. 
 
Or:  Where power poles are available, electricity from power poles and/or solar-powered 
generators rather than temporary diesel or gasoline generators shall be used during 
construction. (WL) 
 

23. Solar-ready Buildings. The Project shall comply with the Los Angeles Municipal Green 
Building Code, Section 99.05.211, to the satisfaction of the Department of Building and Safety. 
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24. Signage. There shall be no off-site commercial signage on construction fencing during 

construction. 
 

Administrative Conditions   
 
25. Final Plans. Prior to the issuance of any building permits for the project by the Department of 

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

 
26. Notations on Plans. Plans submitted to the Department of Building and 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. 

 
27. 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.   

 
28. 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.  
 
29. Department of Building and Safety. The granting of this determination by the Director of 

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

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

to the satisfaction of the Department of City Planning. 
 

31. Indemnification and Reimbursement of Litigation Costs. 
  

Applicant shall do all of the following: 
(i)  Defend, indemnify and hold harmless the City from any and all actions against the City 

relating to or arising out of, in whole or in part, the City’s processing and approval of 
this entitlement, including but not limited to, an action to attack, challenge, set aside, 
void, or otherwise modify or annul the approval of the entitlement, the environmental 
review of the entitlement, or the approval of subsequent permit decisions, or to claim 
personal property damage, including from inverse condemnation or any other 
constitutional claim. 

(ii) Reimburse the City for any and all costs incurred in defense of an action related to or 
arising out of, in whole or in part, the City’s processing and approval of the entitlement, 
including but not limited to payment of all court costs and attorney’s fees, costs of any 
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judgments or awards against the City (including an award of attorney’s fees), 
damages, and/or settlement costs. 

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

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

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

The City shall notify the applicant within a reasonable period of time of its receipt of 
any action and the City shall cooperate in the defense. If the City fails to notify the 
applicant of any claim, action, or proceeding in a reasonable time, or if the City fails to 
reasonably cooperate in the defense, the applicant shall not thereafter be responsible 
to defend, indemnify or hold harmless the City.  
 

The City shall have the sole right to choose its counsel, including the City Attorney’s 
office or outside counsel. At its sole discretion, the City may participate at its own 
expense in the defense of any action, but such participation shall not relieve the 
applicant of any obligation imposed by this condition. In the event the Applicant fails 
to comply with this condition, in whole or in part, the City may withdraw its defense of 
the action, void its approval of the entitlement, or take any other action. The City retains 
the  
right to make all decisions with respect to its representations in any legal proceeding, 
including its inherent right to abandon or settle litigation. 
 
For purposes of this condition, the following definitions apply: 
   

“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 

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

 

Nothing in the definitions included in this paragraph are intended to limit the rights of 
the City or the obligations of the Applicant otherwise created by this condition. 
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FINDINGS 
 
DENSITY BONUS / AFFORDABLE HOUSING INCENTIVES/Waivers FINDINGS 
 
 

 
1. Government Code Section 65915 and LAMC Section 12.22 A.25(c) state that the 

Commission shall approve a density bonus and requested incentive(s) unless the 
Commission finds that: 
 
a. The incentives do 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 City Planning 
Commission to make a finding that the requested incentives do not result in identifiable 
and actual cost reduction 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. 
 

FAR Increase: 
The subject site is zoned C1.5-1VL-CPIO and has a gross lot area of approximately 
8,931 square feet which, with required setbacks, results in a net lot area of 6,130 square 
feet.  The LAMC limits the maximum FAR to 1.5:1 which would permit 9,195 square feet 
of floor area. The applicant has requested an On-Menu Incentive to allow a 5.1:1 FAR 
in lieu of the otherwise permitted 1.5:1 FAR, to permit 31,263 square feet of floor area, 
as set forth in the following table: 
 

 FAR Net Lot 
Area (sf) 

Total 
Floor 
Area 
(sf) 

By-right 1.5:1 6,130 9,195 

Requested 5.1:1 6,130 31,263 

  Net 
Increase 

22,068 

 

The project proposes to construct 33 units, with 3 units reserved for Very Low Income 
households.   
The additional FAR allows a larger building envelope and provides an additional 22,068 
square feet of income generating residential floor area than would otherwise be 
permitted.  This additional floor area would enable the project to construct additional 
market-rate units, of a larger size, which would reduce the marginal cost of constructing 
the project’s share of affordable units.   
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Of the 33 proposed units, there would be 21 one-bedroom units, and 10 two-bedroom 
units, and 2 three-bedroom units.  As set forth on Sheet A0.1 of the project plans, the 
project’s upper residential levels (levels 3 through 7) would each have a floor plate of 
approximately 5,913 square feet.  These large floor plates would not be achievable 
under the 1.5:1 base FAR and enable the project to construct the unit mix specified 
above.  Without the incentive to permit additional floor area, the average unit size and 
bedroom count would have to be significantly smaller to construct the number of units 
that the requested density bonus allows.  The ability to develop more units will increase 
the revenues from the market-rate units, which will lower the marginal cost of developing 
the affordable units.  Therefore, the FAR incentive would result in identifiable and actual 
cost reductions to provide for the project’s affordable housing costs. 
 
Height Increase: 
The subject site is zoned C1.5-1VL-CPIO. Height District No. 1VL restricts building 
height to a maximum of 45 feet. The applicant has requested an Incentive with respect 
to the CPIO building height limitation to permit a height of 73 feet 4 inches from grade 
to the top of the parapet. 
The proposed building would be seven stories tall to accommodate the allowed density 
bonus and increased FAR.  By contrast, if the base height limitation applied, it would 
only be possible to construct a four-story building (assuming a typical 12-foot ground 
level and three 10-foot residential levels).  As noted above, each of the upper residential 
levels has an average floor plate of approximately 5,913 square feet.  Therefore, the 
loss of three residential levels would reduce the Project’s floor area by approximately 
17,739 square feet.     
The loss of floor area would directly limit the project’s ability to construct residential 
dwelling units (including affordable units) as the top three levels house 19 units. As 
proposed, the additional height will physically permit construction of the project at the 
permitted density and with the requested FAR incentive by expanding the allowable 
building envelope. The additional building envelope will allow for more market rate units 
that will subsidize the affordable units provided as part of the project, making the project 
financially feasible. 

b. The incentive(s) will have a specific adverse impact upon public health and safety 
or 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 (Government Code Section 
65915(d)(1)(B) and 65589.5(d)).  

 
There is no substantial evidence in the record that the proposed incentive(s) will have a 
specific adverse impact. A "specific adverse impact" is defined as, "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete" (LAMC Section 12.22 A.25(b)). As required by 
Section 12.22 A.25 (e)(2), the project meets the eligibility criterion that is required for 
density bonus projects. The project also 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. Therefore, there is no substantial evidence that the 
proposed incentive(s) will have a specific adverse impact on public health and safety. 
Analysis of the proposed Project determined that it is Categorically Exempt from 
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environmental review pursuant to Article 19, Class 32 (Infill) of the CEQA Guidelines. 
The Categorical Exemption (CE) could be adopted, including, on the basis that none of 
the potential environmental effects of the proposed Project would cause substantial 
adverse effects on human beings, on public health and safety, or on property listed in 
the California Register of Historic Resources. Based on all of the above, there is no basis 
to deny the requested incentive.  
  

c. The incentive(s) are contrary to state or federal law.  
 

There is no evidence in the record that the proposed incentives are contrary to state or 
federal law.  

 
Following is a delineation of the findings related to the request for eight (8) Waivers of 
Development Standards, pursuant to Government Code Section 65915. 
 
2. Government Code Section 65915 and LAMC Section 12.22 A.25(c) state that the 

Commission shall approve a density bonus and requested Waiver of Development 
Standard(s) unless the Commission finds that: 

 
a. The waiver(s) or reduction(s) of development standard(s) are contrary to state or 

federal law.  
 

There is no evidence in the record that the proposed waivers are contrary to state or 
federal law. 
 
A project that provides 13 percent of base units for Very Low Income Households 
qualifies for two (2) Incentives, and may request other “waiver[s] or reduction[s] of 
development standards that will have the effect of physically precluding the construction 
of a development meeting the [affordable set-aside percentage] criteria of subdivision 
(b) at the densities or with the concessions or incentives permitted under [State Density 
Bonus Law]” (Government Code Section 65915(e)(1)). 
 
Therefore, the requests below are recommended as a Waivers of Development 
Standards. Without the below Waivers, the existing development standards would 
preclude development of the proposed density bonus units and project amenities: 
 
Transitional Height:  
The South Los Angeles Implementation Overlay (CPIO) Section II-2.A.2 mandates that 
the project comply with transitional height requirements due to the site’s adjacency to a 
residential lot located in the R2-1-CPIO zone. Specifically, the CPIO requires the project 
the entire building to be set back, or individual floors stepped back, one horizontal foot 
for every one vertical foot in building height as measured from 15 feet above grade at 
the residential property line. Because the proposal in question is for a Density Bonus 
Project, the transitional height is only in effect for the first 25 feet of depth from the 
residential property line abutting the site’s northern edge. 
 
The applicant has requested a Waiver of the transitional height requirements of the 
CPIO. Strict compliance with the CPIO transitional height requirements would physically 
preclude construction of the project at the permitted density bonus and with the permitted 
FAR and Height incentive. This is detailed on a Declaration Supporting Requested 
Incentives and Waivers submitted by the applicant as a supporting document (page 2-
3, Exhibit H). In particular, denial of the requested wavier would require the removal of 
dwelling units on the upper floors in order to provide sufficient step backs from the 
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abutting residential lot, thus physically impeding construction of the full requested 35 
percent density bonus and additional 5.1:1 FAR increase (from 1.5:1 to 5.1:1). 
 
Side Yard Setbacks: 
The project proposes a seven-story building, which would require 10-foot side yard 
setbacks per LAMC 12.13.5B.2. The applicant has requested a Waiver of Development 
Standard to permit side yard setbacks of 0 feet for the first and second floors, and 5 feet 
for the third to seventh floors. The requested waiver would allow the project to provide 
the required residential and commercial parking within its building envelope. The project 
will provide 22 total parking spaces per AB 2345, government code 65915, at .5 spaces 
per bedroom. This parking is provided for in a building podium, with 11 spaces at grade 
and another 11 at the second story. 
 
Without the requested incentive, some of the commercial parking and additional 
residential parking would have to be constructed underground; while the residential 
stories would likewise see a significant reduction in floor plate area. Therefore, the 
requested side yard setback waiver eliminates the need to construct additional 
underground parking, which physically impedes construction of the full requested 35 
percent density bonus. 

 
Rear Yard Setbacks: 
The project proposes a seven-story building, which would require 19-foot rear yard 
setbacks per LAMC § 12.13 5B.2. The applicant has requested a Waiver of Development 
Standard to permit rear yard setbacks of 5 feet for the first and second floors, and 10 
feet for the third to seventh floors. The requested waiver would allow the project to 
provide the required residential and commercial parking within its building envelope. The 
project will provide 22 total parking spaces per AB 2345. This parking is provided for in 
a building podium, with 11 spaces at grade and another 11 at the second story. 
 
Without the requested incentive, some of the commercial parking and additional 
residential parking would have to be constructed underground; while the residential 
stories would likewise see a significant reduction in floor plate area. Therefore, the 
requested side yard setback waiver, if denied, would physically impede construction of 
the full requested 35 percent density bonus. 

 
Open Space: 
The project proposes 33 total units, consisting of twenty-one (21) one-bedroom units, 
ten (10) two-bedroom units, and two (2) three-bedroom units. Per LAMC § 12.21 G2, a 
project is required to provide 100 square feet for each unit having less than three 
habitable rooms; 125 square feet for each unit having three habitable rooms; and 175 
square feet for each unit having more than three habitable rooms. In total, this requires 
the project to provide 3,700 square feet of open space. The applicant has requested a 
Waiver of Development Standard to permit a 60% open space reduction, with the 
remaining 1,500 square feet of open space divided among 30 balconies at 50-square 
feet of area per balcony.  
 
Without the requested incentive, and per the applicant’s Declaration Supporting 
Requested Incentives and Waivers, the project will not be able to provide its unit total as 
Type III construction is limited to five stories above a concrete podium. As proposed, the 
project already consists of five stories of Type III construction over a two-story concrete 
podium. Therefore, the requested open space reduction eliminates the need to construct 
additional levels of Type 1 construction, physically enabling construction of the full 
requested 35 percent density bonus. 
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Passageway Width: 
Per LAMC § 12.21 C.2(b), “there shall be a passageway of at least 10 feet in width 
extending from a street to one entrance of each dwelling unit or guest room in every 
residential building… [and] The passageway shall be increased by two feet in width for 
each story over two contained in any building located between the public street and the 
building which the passageway serves.” As the project proposes a seven-story building, 
the resultant passageway leading to the residential lobby would be 20 feet wide. The 
applicant has requested a Waiver of Development Standard to permit a 40% reduction, 
with the resultant passageway being 12 feet.  
 
Without the requested incentive, and per the applicant’s Declaration Supporting 
Requested Incentives and Waivers, the project will not be able to provide its commercial 
component and accommodate the necessary driveway width for vehicular access to its 
at-grade and second story parking. Therefore, the requested passageway width waiver 
eliminates the need to construct additional underground parking, which would physically 
impede construction of the full requested 35 percent density bonus. 

 
Commercial Frontage: 
In order to qualify for an exemption from a conditional use approval under LAMC § 12.22 
A.23(d),the subject proposal needs to meet the definition of a Mixed Use Project. Per 
LAMC § 13.09 B.3, this is defined as a project combining one or more Commercial Uses 
and multiple dwelling units in a single building or in a Unified Development and which 
provides the following: 
 

(1) separate, Ground Floor entrance to the residential component, or a lobby 
that serves both the residential and Commercial Uses components; and 

(2) A pedestrian entrance to the Commercial Uses component that is directly 
accessible from a public street, and that is open during the normal business 
hours posted by the business. 
 
A minimum of 35 percent of the Ground Floor Building Frontage abutting a 
public commercially zoned street, excluding driveways or pedestrian 
entrances, must be designed to accommodate Commercial Uses to a 
minimum depth of 25 feet. 

 
Per Exhibit A, the project will provide one commercial unit and multiple dwelling units in 
a single building. This includes a separate entrance for the residential (via a residential 
lobby) and commercial components. Both will be directly accessible from the project’s 
only street frontage off of Gramercy Place. As the street frontage of the subject site is 
50 feet, the required width of the commercial frontage would be 17.5 feet. The applicant 
has requested a Waiver of Development Standard to permit a 43% reduction, with the 
resultant commercial frontage being 10 feet. 
 
Without the requested incentive, and per the applicant’s Declaration Supporting 
Requested Incentives and Waivers (Exhibit H), the project will not be able to provide its 
commercial component and accommodate the necessary driveway width for vehicular 
access to its at-grade and second story parking. Therefore, the requested commercial 
frontage waiver eliminates the need to construct additional underground parking, which 
would physically impede construction of the full requested 35 percent density bonus. 
 
Landscape Buffer: 
The South Los Angeles CPIO Section II-2.C.4 mandates that the project include a 5 foot 
landscape buffer, to “be provided between the Project site and any abutting lot zoned 
RD1.5 or a more restrictive zone.”  This 5-foot landscape buffer is required along the 
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northern edge of the site, which abuts the RD2-1-CPIO zone. The applicant has 
requested a Waiver of this landscape buffer in its entirety.  
 
Without the requested incentive, and per the applicant’s Declaration Supporting 
Requested Incentives and Waivers (Exhibit H), the project will not be able to provide a 
3 foot 8 inch clear passageway, required for egress from the building’s rear stairwell. 
Reserving an additional five feet of the site’s width for this landscape buffer would also 
prevent the design from accommodating its commercial frontage and lobby passageway 
components, both of which have already been reduced (see waiver findings above). 
Alternately, the buffer would eat into the necessary driveway width for vehicular access 
to its at-grade and second story parking. Therefore, the requested Landscape buffer 
waiver eliminates the need to construct additional underground parking, which would 
physically impede construction of the full requested 35 percent density bonus. 

 
Ground Floor Height: 
The South Los Angeles CPIO Section II-2.A.1(b) mandates that “the Ground Floor shall 
have a minimum height of 14 feet, measured from the finished floor to the underside of 
the structural floor… above.” It also stipulates that, “for Projects with Active Floor Area, 
the Ground Floor shall have a minimum height of 11 feet, measured form the finished 
floor to the finished ceiling.” While the project provides Active Floor Area in the form of 
a commercial space, the 14 foot minimum height still prevails. The applicant has 
requested a Waiver to reduce the clearance height to 10 feet. 
 
Without the requested incentive, and per the applicant’s Declaration Supporting 
Requested Incentives and Waivers (Exhibit H), the project will not be able to provide 
sufficient clearance in plan for the access ramp leading to the second story parking level. 
Therefore, the requested Ground Floor height waiver would physically enable 
construction of the full requested 35 percent density bonus. 
 

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

 
There is no substantial evidence in the record that the proposed waiver(s) will have a 
specific adverse impact. A "specific adverse impact" is defined as, "a significant, 
quantifiable, direct and unavoidable impact, based on objective, identified written public 
health or safety standards, policies, or conditions as they existed on the date the 
application was deemed complete" (LAMC Section 12.22 A.25(b)). As required by  
Section 12.22 A.25 (e)(2), the project meets the eligibility criterion that is required for 
density bonus projects. The project also 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 project does not involve the demolition of a historic 
structure that was placed on a national, state, or local historic register prior to the 
submission of the application. Therefore, there is no substantial evidence that the 
proposed waivers of development standards will have a specific adverse impact on 
public health and safety.   
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c. The incentive(s) are contrary to state or federal law. 
 

There is no evidence in the record that the proposed incentives are contrary to state or 
federal law. 
 

CEQA FINDINGS 
 
CEQA Determination – Class 32 Categorical Exemption Applies  
 
The project qualifies for a Class 32 Exemption if it is developed on an infill site and meets the 
following criteria: 
 
A. The project is consistent with the applicable general plan designation and all 

applicable general plan policies as well as with applicable zoning designation and 
regulations:  
 
The proposed Project supports the goals, objectives and policy of the Land Use Element of 
the General Plan by providing affordable housing within a neighborhood-serving commercial 
district proximate to a variety of neighborhood-serving commercial uses, including being 
located proximate to public transit on an underutilized site, zoned C1.5-1VL-CPIO and 
designated for community commercial purposes. 
 
The Project will , activate street presence, and provide a mixed-income housing project, which 
will in turn support surrounding commercial and residential uses.  
 
The Project will help reduce reliance on the demand for automobile vehicles and will reduce 
the number of trips to and from the site due to its location in proximity to neighborhood-serving 
amenities, employment opportunities and public transit options. 
 

B. The proposed development occurs within city limits on a project site of no more than 
five acres substantially surrounded by urban uses: 
 
The Subject Property is located at 1848 S. Gramercy, Los Angeles, CA 90019. The combined 
surface land area for the rectangular-shaped property is approximately 8,931 square feet, 
according to a survey completed on February 12, 2018. The Property is currently developed 
with a single, three-story residential structure.  
 
Properties in the surrounding area are characterized by a mix of residential uses ranging from 
one- and two-story residential buildings as well as single-story neighborhood-serving 
commercial uses. Properties surrounding the Project Site are within the RD2-1-CPIO and 
C1.5-1VL-CPIO Zones, and are generally a mix of commercial uses at the intersection of 
Washington Boulevard and Gramercy Place surrounded by a range of one- and two-story 
residential buildings. To the west along Gramercy Place is a complex of four-story apartment 
buildings. The property located at to the south and across Washington Boulevard is developed 
with an automobile tire and repair shop. 
 

C. The project site has no value as habitat for endangered, rare or threatened species:  
 
The project is situated in an established, fully-developed, residential and commercial 
neighborhood adjacent to several commercial corridors, large boulevards and other large 
employment centers. The project site has no value as a habitat for endangered, rare or 
threatened species. 
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D. Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality: 
 
TRAFFIC:  
As an infill development site, the Subject Property has existing access to community 
resources, particularly public transportation. The Property is located within a Transit Priority 
Area and a Tier 2 Transit Oriented Communities Affordable Housing Incentive Area. 
Additionally, the stop for Metro Local Bus Line 35 is located close to the site, adjacent to a 
LADOT Midtown line stop. Within a ¼ mile of the site is the intersection of Washington 
Boulevard and Western Avenue, with the stop for Metro Local Bus Line 207. The existing 
mobility and circulation available in near proximity to the proposed project will lessen the 
increase of traffic in the area.  
 
NOISE: 
The project must comply with the City of Los Angeles Noise Ordinance No. 144,331 and 
161,574 and any subsequent ordinances, which prohibit the emission or creation of noise 
beyond certain levels. The Ordinances cover both operational noise levels (i.e. post-
construction), as well as any noise impact during construction. As a result of the project being 
required to comply with said ordinances, it can be found that the project would not result in 
any significant noise impacts.  
 
AIR QUALITY:  
The proposed project for 33 dwelling units is not expected to result in a cumulatively 
considerable net increase of any criteria pollutant for which the air basin is non-attainable 
under an applicable federal or state ambient air quality standard. 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. More specifically, RCMs include but are not 
limited to: 

 
• Regulatory Compliance Measure RC-AQ-1(Demolition, Grading and 

Construction Activities): Compliance with provisions of the SCAQMD District 
Rule 403. The project shall comply with all applicable standards of the Southern 
California Air Quality Management District, including the following provisions of 
District Rule 403: 

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

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

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

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

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

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

o Trucks having no current hauling activity shall not idle but be turned off. 
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• Regulatory Compliance Measure RC-GEO-1 (Seismic):  The design and 
construction of the project shall conform to the California Building Code seismic 
standards as approved by the Department of Building and Safety. 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities):   The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically 
infeasible. 

• Regulatory Compliance Measure RC-NO-1 (Demolition, Grading, and 
Construction Activities):   The project shall comply with the City of Los Angeles 
Noise Ordinance and any subsequent ordinances, which prohibit the emission or 
creation of noise beyond certain levels at adjacent uses unless technically 
infeasible. 

 
These RCMs will reduce any potential impacts to less than significant, and will ensure 
the project will not have significant impacts on noise and water.  
 

Furthermore, the project does not exceed the threshold criteria established by the LADOT for 
preparing a traffic study. As such, the project will not have any significant impacts to traffic. In 
regards to Air Quality, Interim thresholds were developed by the Los Angeles Department of 
City Planning staff based on California Emissions Estimator Model (CalEEMod) runs relying 
on reasonable assumptions, consulting with AQMD staff, and surveying published air quality 
studies for which criteria air pollutants did not exceed the established SCAQMD construction 
and operational thresholds. 
 
WATER:  
Lastly, the project is not adjacent to any water sources and the construction of said project 
where it is surrounded by very similar and more dense projects will not create any impact to 
water quality. No further study is anticipated. 
 
 

E. The site can be adequately served by all required utilities and public services: 
 
The site is currently being served adequately by the City's Department of Water and Power, 
the City's Bureau of Sanitation, the SoCal Gas Company, the Los Angeles Police Department, 
the Los Angeles Fire Department, and many others public services. The utilities and public 
services have been servicing the neighborhood continuously for over 50 years. The California 
Green Code requires new construction to meet stringent efficiency standards for both water 
and power, such as high-efficiency toilets, dual-flush water closets, minimum irrigation 
standards, LED lighting, etc.  
 
The project can be characterized as in-fill development within urban areas for the purpose of 
qualifying for Class 32 Categorical Exemption as a result of meeting the five conditions listed 
above. 

 
 
CEQA Section 15300.2 – Exceptions to the use of Categorical Exemptions 
 

A. Cumulative Impacts. All exemptions for these classes are inapplicable when the 
cumulative impact of successive projects of the same type in the same place, over 
time is significant.  
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The Property is located within the C1.5-1VL-CPIO Zone and in Subarea A 
(“Neighborhood-Serving Corridor”) of the South Los Angeles Community Plan area, being 
designated for Neighborhood Commercial land uses. As such, the cumulative impacts of 
the project and successive projects of the same type in the same place have been 
evaluated and accommodated in the zoning designation.  
 
Additionally, there have been no similar projects approved within a 500-foot radius of the 
subject site. As such, the subject site is the only site that will be developed into a multi-
family residential building through the application of Density Bonus incentives in the 
surrounding area. Therefore, there is not a succession of known projects of the same type 
and scale as the proposed Project. 

 
B. Significant Effect. A categorical exemption shall not be used for an activity where 

there is a reasonable possibility that the activity will have a significant effect on 
the environment due to unusual circumstances. 

 
The Property occupies a single-frontage lot near a street corner located at the 
intersections of Washington Boulevard and Gramercy Place, and is currently developed 
with two story, single-family residential structure. The proposed Project conforms to the 
existing General Plan and zoning designation for the subject site. 
 
There is no evidence in the record that the project will have a significant environmental 
impact. The project size and height is not unusual for the broader vicinity of the subject 
site. The Project Site is located within a developed and urban area, as such, there are no 
unusual circumstances that would create the reasonable possibility of significant effects. 

 
C. Scenic Highways. A categorical exemption shall not be used for a project which 

may result in damage to scenic resources, including but not limited to, trees, 
historic buildings, rock outcroppings, or similar resources, within a highway 
officially designated as a state scenic highway.  

 
The Project Site is located within a developed and urban area, as such, there are no scenic 
resources, including trees, historic buildings, rock outcroppings or similar resources, and 
is not located on an officially designated scenic highway per the City’s Bureau of 
Engineering website, NavigateLA. 

 
D. Hazardous Waste Sites. A categorical exemption shall not be used for a project 

located on a site which is included on any list compiled pursuant to Section 
65962.5 of the Government Code.  

 
According to Envirostar, the State of California’s database of Hazardous Waste Sites, the 
subject site is not identified as a hazardous waste site.  
 
Therefore, the Project Site is not located on a site the Department of Toxic Substances 
Control and the Secretary of the Environmental Protection have identified, pursuant to 
Government Code section 65962.5, as being affected by hazardous wastes or clean-up 
problems. 

 
E. Historical Resources. A categorized exemption shall not be used for a project 

which may cause a substantial adverse change in the significance of a historical 
resource. 

 
Neither the project site itself nor any of the existing structures on the project site have 
been identified as a historic resource by local or state agencies. On May 5, 2018, a 
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application was filed (per case CHC-2018-3217-HCM) to declare the property an Historic-
Cultural Monument. City Planning Staff recommended that the Cultural Heritage 
Commission not declare the property an Historic-Cultural Monument per Los Angeles 
Administrative Code, Chapter 9, Division 22, Article 1, Section 22.171.7. At a hearing on 
July 15, 2018, the Commission determined the project site is not eligible for listing in the 
National Register of Historic Places, California Register of Historical Resources, the Los 
Angeles Historic-Cultural Monuments Register, and/or any local register. Further, the 
project site was not found to be a potential historic resource based on the City’s 
HistoricPlacesLA website or SurveyLA, the citywide survey of Los Angeles. Neither the 
State nor the City consider the site a historic resource, therefore, the proposed project 
cannot cause a substantial adverse change in the significance of a historical resource and 
this exception does not apply.  
 
Additionally, the Project Site is located within a developed and urban area, as such, will 
not cause a substantial adverse change in the significance of an historical resource.  
 
Therefore, the Project is exempt from the California Environmental Quality Act (CEQA) 
pursuant to State CEQA Guidelines, Article 19, Section 15332 (Class 32) and there is no 
substantial evidence demonstrating that an exception to a categorical exemption pursuant 
to CEQA Guidelines, Section 15300.2 applies. 
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PUBLIC HEARING AND COMMUNICATIONS 
 
 
PUBLIC HEARING 
 
The public hearing was held on August 23, 2021 at approximately 3:30 pm telephonically via 
Zoom In conformance with the Governor’s Executive Order N-29-20 (March 17, 2020). The 
hearing was conducted by the Hearing Officer, Sergio Ibarra, on behalf of the City Planning 
Commission in taking testimony for Case No. CPC-2020-2115-DB-HCA. All interested parties 
were invited to attend the public hearing at which they could listen, ask questions, or present 
testimony regarding the project. The purpose of the hearing was to obtain testimony from affected 
and/or interested parties regarding this application. Interested parties are also invited to submit 
written comments regarding the request prior to hearing. The environmental determination was 
among the matters considered at the hearing.  
 
The public hearing was attended by the applicant’s representative (Akhilesh Jha) and architect 
(Hamid Degnan), and approximately twenty (20) members from the community. Fifteen (15) 
members of the public spoke at the hearing. 
 
Applicant Presentation: 
 
The applicant’s representative described the site location, project description, requested 
entitlements, and community outreach, which was ongoing. 
 
There were Fifteen (15) comments in opposition to the project.  Objections raised included 
concerns about the amount of incentives requested, the FAR of the project, the height of the 
project, the preservation of existing housing, and privacy for neighbors immediately north of the 
project. 
 
WRITTEN CORRESPONDENCE 
 
On August 12, 2021, planning received a letter from Dolores Spears and John Arnold of the United 
Neighborhoods Neighborhood Council expressing opposition to the project. 
 
On August 21, 2021, planning received a letter from Jean Frost of the West Adams Heritage 
Association expressing opposition to the project.  
 
On August 23, 2021, planning received a letter from Laura Meyers expressing opposition 
to the project.  
 
On August 26, 2021, planning received an email from Grace E. Yoo expressing opposition to the 
project.  
 
On March 17, 2022, planning received a letter from John Arnold, representing the UNNC, 
expressing opposition to the project.  
 
On March 18, 2022, planning received a letter from David Kendrick, Catherin Doyle, and 
family, expressing opposition to the project.  
 
On March 21, 2022, planning received letters from Grace E. Yoo, Jim Childs, Jean Frost, 
Laura Meyers, and Roland Souza (representing the West Adams Heritage Association) 
expressing opposition to the project.  
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On March 21, 2022, planning received letters from Ann Marie Brooks, Leonora Camner, 
Jaime Del Rio, and Tami Kagan-Abrams (the latter three representing Abundant Housing 
LA) expressing support for the project.  
 
On March 22, 2022, planning received a letter from David Raposa expressing opposition to 
the project.  
 
On March 23, 2022, planning received letters from Benjamin Steen, Natalie Neith, Stormie 
Leoni, Christine Carlson and Demetrius Pohl, expressing opposition to the project. 
 
On March 24, 2022, planning received a letter from Jehu Salazar expressing support for 
the project.  
 
The letters and emails raised concerns with respect to the appropriateness of a Categorical 
Exemption, the number of Waivers of Development standards requested, in addition to the 
excessive, size, scale, and density of the proposed project. Objections also stressed the need to 
avoid displacement and verify the need for affordable unit replacement with the Los Angeles 
Housing Department. Statements of support primarily cited the need for more housing generally. 
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ARCHITECT HRD ARCH INC.

11620 WILSHIRE BLVD., #900

LOS ANGELES, CA 90025

HAMID@HRDARCH.COM

310-359-2245

STRUCTURAL AK STRUCTURAL ENG. INC.

ENGINEER 1812 WESTHOLME AVE., #11

LOS ANGELES, CA 90064

AMIR.KHANLOU@YAHOO.COM

310-694-1887

CIVIL -

ENGINEER -

-

-

-

MECHANICAL A & N DESIGN GROUP INC.

PLUMBING 21550 OXNARD STREET #300

ENGINEER WOODLAND HILLS, CA 91367

ARASH@AN-DG.COM

818-288-4361

ELECTRICAL A & N DESIGN GROUP INC.
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WOODLAND HILLS, CA 91367

AMIR@AN-DG.COM

818-288-4361

LANDSCAPE GREEN ORIGIN DESIGNS

ARCHITECT 436 N. WASHINGTON AVE.

GLENDORA CA 91741

STEVEREID360@GMAIL.COM

360-820-1727

SURVEY CHRISTENSEN & PLOUFF LAND

27821 FREMONT COURT, #6

VALENCIA, CA 91355

-

661-645-9320

SOIL / GEO RYBAK GEOTECHNICAL, INC.

ENGINEER 16022 ARMINTA STREET,  #7

VAN NUYS, CA 91406

RYBAKGEOTECHNICAL.COM

(818) 785-0550
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IT IS THE RESPONSIBILITY OF THE CONTRACTOR TO EXAMINE ALL PLANS AND SPECIFICATIONS PRIOR TO STARTING THE CONSTRUCTION WORK.CONTRACTOR SHALL VERIFY ALL DISCREPANCIES AND OMISSIONS. CONTRACTOR MAY CONTACT ARCHITECT/ENGINEER FOR ANY QUESTIONS DETAILS, SPECIFICATIONS AND CLARIFICATIONS.THE ARCHITECT/ENGINEER SHALL NOT BE RESPONSIBLE FOR ANY SHORTCOMING ON THE PART OF THE CONTRACTOR OR ANY ERROR CAUSED BY THE CONTRACTOR AS A RESULT OF LACK OF PLANNING AND/OR FORESIGHT.EACH CONTRACTOR SHALL VISIT THE SITE AND VERIFY ALL DIMENSIONS, GRADES AND CON-DITIONS AT THE SITE BEFORE COMMENCING WORK AND REPORT ALL DISCREPANCIES AND MODIFIED FIELD CONDITIONS TO THE ARCH-ITECT/ENGINEER IN WRITING.CONTRACTOR MAY PROVIDE ONLY PRELIMIN-ARY BIDS BASED ON THIS PLAN, IF THIS IS NOT APPROVED AND STAMPED BY THE CITY.FINAL BIDS SHALL BE BASED ON APPROVED PLANS ONLY. IF NO GENERAL CONTRACTORS RETAINED FOR THE JOB, KNOWLEDGEABLE PROJECT MANAGER, JOB SUPERVISOR TO ACT AS HIS AGENT AND ASSUME ALL RESPONSIBILITIES. 

AutoCAD SHX Text
THIS BUILDING AND GARAGE MUST BE EQUIPPED WITH AN AUTOMATIC FIRE EXTINGUISHING SYSTEM, COMPLYING WITH (NFPA-13); THE SPRINKLER SYSTEM SHALL BE APPROVED BY PLUMBING DIV. PRIOR TO INSTALLATION. (903.2) THIS BUILDING SHALL BE PROVIDED WITH A MANUAL ALARM SYSTEM WITH THE CAPABILITY TO SUPPORT VISIBLE ALARM NOTIFICATION APPLIANCES IN ACCORDANCE WITH NFPA 72. (907.2.9, 907.5.2.3.3, 907.5.2.3.4) BUILDING IS FULLY SPRINKLERED (SYSTEM TO BE APPROVED PRIOR TO INSTALLATION) PROVIDE EMERGENCY RESPONDER RADIO COVERAGE CFC510 FIRE ALARM TO BE PROVIDED PER CBC 907 TWO WAY COMMUNICATION REQUIRED AT ALL ELEVATOR LOBBIES 1009.8 THE BUILDING IS NOT HOUSING FACILITIES OWNEDAND/OR OPERATED BY, FOR OR ON BEHALF OF A PUBLIC ENTITY AND NO TAX CREDIT RECEIVED FROM STATE OR FEDERAL.  100% PRIVATELY FUNDED. OBTAIN SEPARATE APPLICATION FOR THE FOLLOWING ITEMS: RETAINING WALLS, GRADING WORK, BLOCK FENCE,  FIRE SPRINKLER SYSTEM, ELECTRICAL, MECHANICAL, PLUMBING WORK, SHORING AND DEMOLITION. THE PARKING GARAGE HAS BEEN VENTED BY NATURAL VENTILATION. (LABC 4.6.5.2)
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PARKING CALCULATION - REQUIRED

TRANSIT VERIFICATION:

ADM-2022-515-TV

Site located less than 2,640 feet from Major Transit Stop at Western Ave. & Venice Blvd.

PARKING CALCULATION - PROVIDED

SETBACK CALCULATION

REQUIREMENT AS PER DENSITY BONUS

DENSITY BONUS:

ADDITIONAL DENSITY BONUS AS PER AB 2442:

UNIT CALCULATION - PROVIDED

TOTAL NUMBER OF UNIT

PROVIDED

OPEN SPACE CALCULATION

OPEN SPACE REQUIREMENT:

OPEN SPACE PROVIDED:

TABLE OF INCENTIVES

FAR CALCULATION

ALLOWABLE

PROVIDED (as per table below)

BUILDING HEIGHT

PROPOSED FAR

BICYCLE PARKING CALCULATION

TABLE OF WAIVERS
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JANET JHA  GRAMERCY MANOR LLC PO BOX 1624 HAWTHORN, CA 90251 310-995-4859
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COMMERCIAL:  A housing development located within 0.5 miles of a Major Transit Stop.  COMMERCIAL SPACES:   0 STALL 0 STALL RESIDENTIAL:  A housing development located within 0.5 miles of a Major Transit Stop. REQUIRED PARKING  0 STALL 0 STALL STANDARD COMPACT ACCESSIBLE  COMPACT ACCESSIBLE  ACCESSIBLE  1ST FLOOR 8 1 1 8 1 1 1 1 1 2nd FLOOR 8 1 1  8 1 1  1 1  1  TOTAL 16 2 2 16 2 2 2 2 2 TOTAL PROVIDED = 20 PARKING SPACES
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REQUIRED AS PER 12.13.5.B COMMERCIAL LEVEL:  RESIDENTIAL LEVELS RESIDENTIAL LEVELS FRONT SETBACK = 10' FRONT SETBACK = 10' 10' FRONT SETBACK = 10' FRONT SETBACK = 10' 10' NORTH SIDE SETBACK = 10' NORTH SIDE SETBACK = 10' 10' NORTH SIDE SETBACK = 10' NORTH SIDE SETBACK = 10' 10' SOUTH SIDE SETBACK = 0 SOUTH SIDE SETBACK = 10' 0 SOUTH SIDE SETBACK = 10' SOUTH SIDE SETBACK = 10' 10' REAR SETBACK =  0 REAR SETBACK =  19'  0 REAR SETBACK =  19'  REAR SETBACK =  19'  19'  PROVIDED COMMERCIAL LEVEL:  RESIDENTIAL LEVELS RESIDENTIAL LEVELS FRONT SETBACK = 0' FRONT SETBACK = 0' 0' FRONT SETBACK = 0' FRONT SETBACK = 0' 0' NORTH SIDE SETBACK = 5' NORTH SIDE SETBACK = 5' 5' NORTH SIDE SETBACK = 5' NORTH SIDE SETBACK = 5' 5' SOUTH SIDE SETBACK = 0 SOUTH SIDE SETBACK = 5' 0 SOUTH SIDE SETBACK = 5' SOUTH SIDE SETBACK = 5' 5' REAR SETBACK =  5 REAR SETBACK =  10' 5 REAR SETBACK =  10' REAR SETBACK =  10' 10' 
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LOT  AREA   8,931.3 SF 8,931.3 SF BUILDING DENSITY  1 PER 400sf OF LOT SIZE  (AS PER SECTION II-2.B.1 OF CPIO) 1 PER 400sf OF LOT SIZE  (AS PER SECTION II-2.B.1 OF CPIO)  (AS PER SECTION II-2.B.1 OF CPIO) 8,931.3 SF  / 1 UNIT PER 400 sf=  22.3 = 23 UNITS (ROUND UP) = BASE UNIT   / 1 UNIT PER 400 sf=  22.3 = 23 UNITS (ROUND UP) = BASE UNIT 22.3 = 23 UNITS (ROUND UP) = BASE UNIT ON-SITE RESTRICTED AFFORDABLE UNIT  "Per section 12.22.25 (c) (1): For a 35% density bonus, 11% of the "base" units are required to be very low income" TOTAL NUMBER OF BASE UNIT =  23 UNITS 23 UNITS VERY LOW INCOME UNIT REQUIRED   = 23 UNITS X 11% = 2.53 = 3 UNITS FOR VERY LOW INCOME 1- UNIT INCREASE DENSITY BONUS  35% 23 BASE UNIT + 35% = 31.05 = 32 UNITS 2- PARKING REQUIREMENT  AS PER AB744-DENSITY BONUS, OPTION #3: 0.5 PARKING PER BEDROOM 23 UNIT X 10% = 2.3 = 3 UNITS ASSIGNED FOR DISABLED VETERANS AB "2442" ASSIGNED FOR DISABLED VETERANS AB "2442" 3 AFFORDABLE UNIT X 20% = 0.6 = 1 UNIT   ADDITIONAL UNIT AS PER AB 2442 TOTAL NUMBER OF UNITS = 32 UNITS + 1 UNITS = 33 UNITS
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1 BR 2 BR 3 BR TOTAL  2 BR 3 BR TOTAL  3 BR TOTAL  TOTAL  3rd FLOOR 5 2 0 7 9 bed  5 2 0 7 9 bed  2 0 7 9 bed  0 7 9 bed  7 9 bed  9 bed  4th FLOOR 5 2 0 7 9 bed 5 2 0 7 9 bed 2 0 7 9 bed 0 7 9 bed 7 9 bed 9 bed 5th FLOOR 5 2 0 7 9 bed 5 2 0 7 9 bed 2 0 7 9 bed 0 7 9 bed 7 9 bed 9 bed 6th FLOOR 3 2 1 6 10 bed 3 2 1 6 10 bed 2 1 6 10 bed 1 6 10 bed 6 10 bed 10 bed 7th FLOOR 3 2 1 6 10 bed 3 2 1 6 10 bed 2 1 6 10 bed 1 6 10 bed 6 10 bed 10 bed TOTAL 21 10 2 33 47 beds 21 10 2 33 47 beds 10 2 33 47 beds 2 33 47 beds 33 47 beds 47 beds 
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1 BR 21 X 100 =  2,100 sf (2 HABITABLE ROOMS) 21 X 100 =  2,100 sf (2 HABITABLE ROOMS) 2,100 sf (2 HABITABLE ROOMS) (2 HABITABLE ROOMS) 2 BR  10 X 125 = 1,250 sf. (3 HABITABLE ROOMS) 10 X 125 = 1,250 sf. (3 HABITABLE ROOMS) 1,250 sf. (3 HABITABLE ROOMS) (3 HABITABLE ROOMS) 3 BR 2 X 175 = 350 sf, (4 HABITABLE ROOMS) 2 X 175 = 350 sf, (4 HABITABLE ROOMS) 350 sf, (4 HABITABLE ROOMS) (4 HABITABLE ROOMS) TOTAL  3,700 sf  3,700 sf  60% reduction (-2,220 sf) 1,480 SF. 1,480 SF. PRIVATE OPEN SPACE: 30 Balconies x 50 sf. = 1,500 sf COMMON OPEN SPACE 0 sf. 0 sf. 
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OFF MENU INCENTIVES 1- FLOOR AREA CALCULATION ALLOWABLE AS PER 12.21.1 1.5 : 1 (6,130 X 1.5 = 9,195 sf.) 1.5 : 1 (6,130 X 1.5 = 9,195 sf.) (6,130 X 1.5 = 9,195 sf.) PROPOSED FAR  5.1 : 1 (6,130 X 5.1 = 31,140 sf.) 5.1 : 1 (6,130 X 5.1 = 31,140 sf.) (6,130 X 5.1 = 31,140 sf.) 2- BUILDING NUMBER OF STORY / HEIGHT  ALLOWABLE AS PER 12.21.1 3 STORY, 45' 3 STORY, 45' PROPOSED  7 STORY / 75'7 STORY / 75'

AutoCAD SHX Text
LOT AREA:  8,931.3 sf. 8,931.3 sf. TOTAL ALLOWABLE FLOOR AREA: (153.25' x 40' = 6,130 sf.) BY RIGHT ALLOWABLE FAR:  1.5 : 1   1.5 : 1   6,130 sf x 1.5 = 9,195 sf ALLOWABLE FAR PER 12.22A.25 = 6,130 sf. X 3 = 18,390 sf. PROPOSED FLOOR AREA =  31,103 sf.  <   6,130 X 5.1 = 31,263 sf.
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1ST FLOOR   356 sf  RETAIL 356 sf  RETAIL RETAIL 1ST FLOOR   472 sf  LOBBY 472 sf  LOBBY LOBBY 2ND FLOOR  110 sf. RETAIL 110 sf. RETAIL RETAIL 2ND FLOOR  600 GYM 600 GYM GYM 3rd FLOOR  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES 5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES RESIDENTIAL / CORRIDOR / BALCONIES 4th FLOOR  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES 5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES RESIDENTIAL / CORRIDOR / BALCONIES 5th FLOOR  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES 5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES RESIDENTIAL / CORRIDOR / BALCONIES 6th FLOOR  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES 5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES RESIDENTIAL / CORRIDOR / BALCONIES 7th FLOOR  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES  5,913 sf RESIDENTIAL / CORRIDOR / BALCONIES  RESIDENTIAL / CORRIDOR / BALCONIES  TOTAL:  31,103 sf.    < 5.10 X 6,130 = 31,263 sf. 31,103 sf.    < 5.10 X 6,130 = 31,263 sf. 6,130 = 31,263 sf. 
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ALLOWABLE BUILDING HEIGHT AS PER 12.21.1 3 STORY / 45'   PROPOSED BUILDING HEIGHT 7 STORY / 75' 1st FLOOR LOBBY, RETAIL, PARKING TYPE 1  LOBBY, RETAIL, PARKING TYPE 1  TYPE 1  2nd FLOOR RETAIL, GYM, PARKING TYPE I RETAIL, GYM, PARKING TYPE I TYPE I 3rd - 7th  RESIDENTIAL UNITS (5 STORIES) TYPE III RESIDENTIAL UNITS (5 STORIES) TYPE III TYPE III 
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REQUIRED   SHORT TERM  LONG TERM SHORT TERM  LONG TERM LONG TERM COMMERCIAL  2  STALLS 2 STALLS 2  STALLS 2 STALLS 2 STALLS RESIDENTIAL 1-25 (25/10) 2.5 STALLS (25/1) 25 STALLS 1-25 (25/10) 2.5 STALLS (25/1) 25 STALLS (25/10) 2.5 STALLS (25/1) 25 STALLS 2.5 STALLS (25/1) 25 STALLS (25/1) 25 STALLS 25 STALLS RESIDENTIAL 26-33 (8/15) 0.5 STALLS (8/1.5) 5.33 STALLS   26-33 (8/15) 0.5 STALLS (8/1.5) 5.33 STALLS   (8/15) 0.5 STALLS (8/1.5) 5.33 STALLS   0.5 STALLS (8/1.5) 5.33 STALLS   (8/1.5) 5.33 STALLS   5.33 STALLS   TOTAL REQUIRED  5 STALLS 32 STALLS 5 STALLS 32 STALLS 32 STALLS PROVIDED SHORT TERM = 5 STALLS (WITHIN PUBLIC RIGHT-OF-WAY) LONG TERM = 32 STALLS 
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1- TRANSITION HEIGHT TO RESIDENTIAL (CPIO, SECTION II-2.A)   REQUIRED 15' + 45 DEGREE ON TOP 15' + 45 DEGREE ON TOP PROPOSED NO TRANSITION HEIGHT NO TRANSITION HEIGHT 2- SIDE SETBACK  REQUIRED AS PER 12.13.5.B 5' + (7-2) X 1' = 10'  5' + (7-2) X 1' = 10'  PROPOSED SOUTHERN SIDE  SETBACK (ABUTTING ZONE C) 1st AND 2nd FLOOR 0' 0' 3rd TO 7th FLOOR 5' 5' PROPOSED NORTHERN SIDE SETBACK  (ABUTTING ZONE C) ALL FLOORS 5' 5' 3- REAR SETBACK REQUIRED AS PER 12.13.5.B 15' + (7-3) X 1' = 19' 15' + (7-3) X 1' = 19' PROPOSED REAR  SETBACK 1st AND 2nd FLOOR 5' 5' 3rd TO 7th FLOOR 10' 10' 4- 60% REDUCTION IN OPEN SPACE REQUIRED AS PER 12.21.G = 3,700 sf. 3,700 sf. PROPOSED OPEN SPACE= 1,500 sf. 1,500 sf. (Only balcony, no common open space) 5- PASSAGEWAY (12.21-C.2(b) REQUIRED 20' 20' PROVIDED  12' 12' 6- COMMERCIAL FRONTAGE 13.09.B.3 REQUIRED FRONTAGE  35% = 17.5' 35% = 17.5' PROPOSED FRONTAGE 10' 10' 7- LANDSCAPE BUFFER (CPIO, SECTION II-2.C.4)   REQUIRED 5' 5' PROPOSED 0' 0' 8- GROUND FLOOR HEIGHT  (CPIO, SECTION II-2.A) REQUIRED 12' FLOOR TO CEILING WITH ACTIVE FLOOR AREA 12' FLOOR TO CEILING WITH ACTIVE FLOOR AREA PROPOSED 10'-5" FLOOR TO CEILING  10'-5" FLOOR TO CEILING  
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SB 8 Determination HIMS #22-128750 

 
 
 
 
 
 
 
DATE:  March 2, 2022 
 
TO: Janet Yonjung Jha, a married woman as her sole and separate property, Owner 
  
FROM: Marites Cunanan, Senior Management Analyst II 

Los Angeles Housing Department 
 
SUBJECT: Housing Crisis Act of 2019 (SB 8) 
 (DB) Amendment Replacement Unit Determination  
 RE: 1848 South Gramercy Place, Los Angeles, CA 90019 
 
Based on the SB 8 Application for a Replacement Unit Determination (RUD) submitted by Janet Yonjung Jha, a 
married woman as her sole and separate property, (Owner), for the above referenced property located at 1848 S. 
Gramercy Pl., (APN 5073-016-009, Lot 76) (Property) the Los Angeles Housing Department (LAHD) has determined 
that one (1) unit (as detailed below) is subject to replacement pursuant to the requirements of the Housing Crisis Act 
of 2019 (SB 8). 
 
PROJECT SITE REQUIREMENTS: 
 
The Housing Crisis Act of 2019, as amended by SB 8 (California Government Code Section 66300 et seq.), prohibits 
the approval of any proposed housing development project (“Project”) on a site (“Property”) that will require 
demolition of existing dwelling units or occupied or vacant “Protected Units” unless the Project replaces those units 
as specified below. The replacement requirements below apply to the following projects: 

• Discretionary Housing Development Projects that receive a final approval from Los Angeles City 
Planning (LACP) on or after January 1, 2022, 

• Ministerial On-Menu Density Bonus, SB 35 and AB 2162 Housing Development Projects that submit an 
application to LACP on or after January 1, 2022, and 

• Ministerial Housing Development Projects that submit a complete set of plans to the Los Angeles 
Department of Building & Safety (LADBS) for Plan Check and permit on or after January 1, 2022. 

Replacement of Existing Dwelling Units 
The Project shall provide at least as many residential dwelling units as the greatest number of residential dwelling 
units that existed on the Property within the past 5 years. 

 
Replacement of Existing or Demolished Protected Units 
The Project must also replace all existing or demolished “Protected Units”. Protected Units are those residential 
dwelling units on the Property that are, or were, within the 5 years prior to the owner’s application for a SB 8 
Replacement Unit Determination (SB 8 RUD): (1) subject to a recorded covenant, ordinance, or law that restricts 
rents to levels affordable to persons and families of lower or very low income, (2) subject to any form of rent or 
price control through a public entity’s valid exercise of its police power within the 5 past years (3) occupied by lower 
or very low income households (an affordable Protected Unit), or (4) that were withdrawn from rent or lease per the 
Ellis Act, within the past 10 years. 

 
Whether a unit qualifies as an affordable Protected Unit, is primarily measured by the INCOME level of the 
occupants (i.e. W-2 forms, tax return, pay stubs, etc.). The Los Angeles Housing Department (LAHD) will send 
requests for information to each occupant of the existing project. Requests for information can take two (2) or more 
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weeks to be returned. It is the owner’s responsibility to work with the occupants to ensure that the requested 
information is timely produced. 

 
• In the absence of occupant income documentation: Affordability will default to the percentage of 

extremely low, very low or low income renters in the jurisdiction as shown in the latest HUD 
Comprehensive Housing Affordability Strategy (CHAS) database, which as of October 1, 2021, is at 28% 
extremely low income, 18% very low income and 18% low income for Transit Oriented Communities 
(TOC) projects and 46% very low income and 18% low income for Density Bonus projects. In the 
absence of specific entitlements, the affordability will default to 46% very low income and 18% low 
income. The remaining 36% of the units are presumed above-low income. All replacement calculations 
resulting in fractional units shall be rounded up to the next whole number. 

 
Replacement of Protected Units Subject to the Rent Stabilization Ordinance (RSO), Last Occupied by Persons or 
Families at Moderate Income or Above 
The City has the option to require that the Project provide: (1) replacement units affordable to low income 
households for a period of 55 years (rental units subject to a recorded covenant), OR (2) require the units to be 
replaced in compliance with the RSO. 

 
Relocation, Right to Return, Right to Remain: 
All occupants of Protected Units (as defined in California Government Code Section 66300(d)(2)(F)(vi)) being 
displaced by the Project have the right to remain in their units until six (6) months before the start of construction 
activities with proper notice subject to Chapter 16 (Relocation Assistance) of Division 7, Title I of the California 
Government Code (“Chapter 16”). However, all Lower Income Household (as defined in California Health and 
Safety Code Section 50079.5) occupants of Protected Units are also entitled to: (a) Relocation benefits also subject 
to Chapter 16, and (b) the right of first refusal (“Right to Return”) to a comparable unit (same bedroom type) at the 
completed Project. If at the time of lease up or sale (if applicable) of a comparable unit, a returning occupant remains 
income eligible for an "affordable rent" (as defined in California Health and Safety Code Section 50053) or if for 
sale, an “affordable housing cost” (as defined in California Health and Safety Code Section 50052.5), owner must 
also provide the comparable unit at the "affordable rent" or “affordable housing cost”, as applicable. This provision 
does not apply to: (1) a Project that consists of a Single Family Dwelling Unit on a site where a Single Family 
Dwelling unit is demolished, and (2) a Project that consists of 100% lower income units except Manager’s Unit. 
 
THE PROPOSED HOUSING DEVELOPMENT PROJECT: 
 
Per the statement received by LAHD on February 2, 2022, the Owner plans to demolish the existing single family 
dwelling and construct a mixed-use, thirty-three (33)-unit project on the Property pursuant to additional incentives 
under Density Bonus (DB) Guidelines.   
 
PROPERTY STATUS (AKA THE “PROJECT SITE”): 
 
Owner submitted an Application for a RUD for the Property on February 2, 2022. In order to comply with the required 
5-year look back period, LAHD collected and reviewed data from February 2017 to February 2022. 
 
Review of Documents: 
 
Pursuant to the Grant Deed, Owner acquired the Property on or around October 5, 2017. 
 
Department of City Planning (ZIMAS), County Assessor Parcel Information (LUPAMS), DataTree database, Billing 
Information Management System (BIMS) database, and the Code, Compliance, and Rent Information System (CRIS) 
database, indicates a use code of “0100 - Residential - Single Family Residence” for the Property (APN 5073-016-
009). Google Earth, Google Street View, and an Internet Search confirm that the Property contains a structures that 
support a single family dwelling.  
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The Los Angeles Department of Building and Safety (LADBS) database indicates that the Owner has applied for a 
Demolition Permit (#18019-20000-01734) and Building Permit (#18010-20000-01503). 
 
REPLACEMENT UNIT DETERMINATION: 
 
The Existing Residential Dwelling Units at the Property within the last five (5) years:  
 

ADDRESS BEDROOM TYPE “PROTECTED?” BASIS OF “PROTECTED” 
STATUS 

1848 S. Gramercy Pl. 4 Bedrooms Yes Affordable Protected Unit 
Totals: 1 Unit 4 Bedrooms   

 
On February 17, 2022, an occupant letter package was sent to the single family dwelling unit on the Property most 
commonly known as 1848 S. Gramercy Pl., however no income verification documents were provided. 
 
Pursuant to (SB 8), where incomes of existing or former tenants are unknown, the required percentage of affordability 
is determined by the percentage of extremely low, very low, and low income rents in the jurisdiction as shown in the 
HUD Comprehensive Housing Affordability Strategy (CHAS) database. At present, the Comprehensive Housing 
Affordability Strategy (CHAS) database shows 28% extremely low income, 18% very low income and 18% low 
income for Transit Oriented Communities (TOC) projects and 46% very low income and 18% low income for Density 
Bonus projects. In the absence of specific entitlements, the affordability will default to 46% very low income and 
18% low income. The remaining 36% of the units are presumed above-low income. All replacement calculations 
resulting in fractional units shall be rounded up to the next whole number. 
 

Number of Existing Residential Dwelling Units and Protected Units within five (5) years of 
Owner’s application: 1 

Number of Protected Units Ellised within the last (10) years: 0 
Number of Affordable Replacement Units required per CHAS: 

1 Units x 64% 1 Unit 
46% Very Low    1 Unit 
18% Low   0 Unit 
Market Rate RSO units 0 Unit 

 

1 

Number of Unit(s) presumed to be above-lower income subject to replacement: 0 
 
For Rental: 
 
Pursuant to CHAS, one (1) unit needs to be replaced with equivalent type, with one (1) unit restricted to Very Low 
Income Households. 
 
Vacancy/Occupancy of Units: 
 
Per the Owner Statement, single family dwelling was occupied at the time of application. 
 
For vacant units, the bedroom size of the existing units and the proportionality of the bedroom sizes of the new units, 
whichever is more restrictive will be considered to determine the bedroom types of the replacement units. 
 
Please note that all the new units may be subject to RSO requirements unless the RSO is not applicable, or an RSO 
Exemption is filed and approved by the RSO Section. This determination is provisional and subject to verification by 
the RSO Section.  
 
This SB 8 determination only applies if the proposed project is a rental Density Bonus project and not condominiums. 
In the event the project changes to condominiums, the owner needs to request a SB 8 amendment to reflect 100% 
replacement of the units. In addition, if the project is changed from Density Bonus to Transit Oriented Communities 
(TOC) or vice-versa, a SB 8 amendment will also be required. 
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**WARNING** 
 LOT TIES AND EXISTING PRE-1978 SINGLE FAMILY DWELLING ON ONE LOT 

  
ISSUE: Is a LOT TIE required for the NEW proposed housing development project?  
IF NO: Owner’s existing Rent Stabilization (RSO) replacement obligation, if any, remains the SAME as 

above. 
IF YES: Owner’s existing RSO replacement obligation, if any, will INCREASE by one and the proposed 

housing development project will also be subject to the RSO, unless the existing single family 
dwelling is demolished before the lots are tied.   

  NOTE:  This determination is provisional and is subject to verification by LAHD’s Rent Division. 
 
If you have any questions about this RUD, please contact Jessica Wang at jessica.wang@lacity.org. 
 
cc: Los Angeles Housing Department File 
 Janet Yonjung Jha, a married woman as her sole and separate property, Owner 
 Planning.PARP@lacity.org, Department of City Planning 
 
 
MAC:jw 

mailto:jessica.wang@lacity.org
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THIS BOX FOR CITY PLANNING STAFF USE ONLY 
 
 
Environmental Case Number: 

  

 
Related Case Numbers: 

  

 
Case Filed With (Print Name): 

  
Date Filed: 

  

 
EAF Accepted By (Print Name): 

  
Date Accepted: 

  

   

 
All terms in this document are applicable to the singular as well as the plural forms of such terms. 

 

Project Address1:                 

                 

Assessor’s Parcel Number:                

Major Cross Streets:                 

Community Plan Area:            Council District:      
 

APPLICANT (if not Property Owner) PROPERTY OWNER  
 
Name: ________________________________________   

 
Name: ________________________________________ 

 
Company: _____________________________________   

 
Company: _____________________________________ 

 
Address: ______________________________________   

 
Address: ______________________________________  

 
City: ______________ State: ____ Zip Code: _________   

 
City: ______________ State: ____ Zip Code: _________  

 
E-Mail: _______________________________________   

 
E-Mail: ________________________________________  

 
Telephone No.: _________________________________   

 
Telephone No.: _________________________________  

  

APPLICANT’S REPRESENTATIVE ENVIRONMENTAL REVIEW CONSULTANT 
 
Name: ________________________________________  

 
Name: ________________________________________  

 
Company: _____________________________________  

 
Company: _____________________________________  

 
Address: ______________________________________  

 
Address: ______________________________________  

 
City: ______________ State: ____ Zip Code: _________  

 
City: ______________ State: ____ Zip Code: _________  

 
E-Mail: ________________________________________  

 
E-Mail: ________________________________________  

 
Telephone No.: _________________________________  

 
Telephone No.: _________________________________  

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

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

1. PROJECT DESCRIPTION

A. Briefly describe the entire project and any related entitlements (e.g. Tentative Tract, Conditional Use, Zone 
Change, etc.).  The description must include all phases and plans for future expansion. 

Additional information or Expanded Initial Study attached:  YES  NO

B. Will the project require certification, authorization, clearance or issuance of a permit by any federal, state,
county, or environmental control agency, such as Environmental Protection Agency, Air Quality Management
District, Water Resources Board, Environmental Affairs, etc.?   YES    NO

If YES, please specify:

2. EXISTING CONDITIONS
A. Project Site.

Lot Area:  square feet 
Net Acres:     Gross Acres: 

B. Zoning/Land Use.

Existing Proposed 

Zoning 

Use of Land 

General Plan Designation 



 
CP-1204 [11.10.2016] Environmental Assessment Form Application  Page 3 of 11 
 
 

 
C. Structures.  

1. Does the property contain any vacant structure?      YES   NO 

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

               

 

2. Will any structures be removed/demolished as a result of the project?       YES   NO 

If YES, provide the number:     , type:         

     , total square footage:         

and age:        of structures to be removed.   
 

If residential dwellings (apartments, single-family, condominiums etc.) are being removed indicate the 

number of units:     

 

D. Trees.   

Are there any trees on the property, and/or within the public right-of-way next to the property, that will be 
removed or impacted* as a result of the project?       YES   NO  
 

If YES complete the following: 
 

Tree 
Status 

 

Quantity 
Existing 

 
Tree Types 

 

Quantity 
Removed 

 

Quantity 
Relocated 

 

Quantity 
Replaced 

 

Quantity 
Impacted* 

 
Non-Protected 

(8” trunk diameter 
and greater) 

      

      

      

      

 
Protected 

(4” trunk diameter 
and greater 

  

Oak Tree 
(excluding Scrub Oak) 

    

  

Southern California 
Black Walnut 

    

  

Western Sycamore     

  

California Bay     

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

 

Additional information attached:     YES   NO  

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

E. Slope.  State the percent of property which is: 

Less than 10% slope:    10-15% slope:    over 15% slope:     

If slopes over 10% exist, a Topographic Map will be required. 
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F. Grading.  Specify the total amount of dirt being moved: 

 0-500 cubic yards  More than 500 cubic yards  

If more than 500 cubic yards (indicate amount):        cubic yards 

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

Imported:      cubic yards Exported:     cubic yards 

Location of disposal site:              

Location of borrow site:              
 

Is the Project Site located within a Bureau of Engineering (BOE) Special Grading Area?      YES    NO 

If YES, a Haul Route is required. 

 

H. Hazardous Materials and Substances.  Is the project proposed on land that is or was developed with a dry 
cleaning, automobile repair, gasoline station, or industrial/manufacturing use, or other similar type of use that 
may have resulted in site contamination?     YES   NO 
 
If YES, describe:               

                

                

               
 

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

 

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

 National Register of Historic Places:            

 California Register of Historic Resources:          

 City of Los Angeles Cultural Historic Monument:           

 Located within a City of Los Angeles Historic Preservation Overlay Zone (HPOZ):       

                

 Identified on SurveyLA:              

 Identified in HistoricPlacesLA:              

 

Does the Project affect any structure 45 or more years old that does not have a local, state, or federal 

designation for cultural or historic preservation?     YES    NO 
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J. Miscellaneous.  Does the property contain any easements, rights-of-way, Covenant & Agreements, contracts, 
underground storage tanks or pipelines which restrict full use of the property?        YES          NO 
If YES, describe:                

            and indicate the sheet 

number on your plans showing the condition:     . 

 

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

 

A. ALL PROJECTS 
i. Parking. 

Vehicular Parking 

Required:       + Guest:      

Proposed:      + Guest:      
 

Bicycle Parking: 

Required Long-Term:       Required Short-Term:     

Proposed Long-Term:      Proposed Short-Term:      
 

ii. Height. 

Number of stories (not including mezzanine levels):     Maximum height:      

Are Mezzanine levels proposed?   YES   NO 

If YES, indicate on which floor:    , 

If YES, indicate the total square feet of each mezzanine:          

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

 

iii. Project Size. 

What is the total floor area of the project?      gross square feet 
 

iv. Lot Coverage. Indicate the percent of the total project that is proposed for: 
Building footprint:      % 

Paving/hardscape:      % 

Landscaping:      % 
 

v. Lighting.  Describe night lighting of project:           

            . 

 

http://zimas.lacity.org/
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B. RESIDENTIAL PROJECT  
If no portion of the project is residential check      -N/A and continue to next section 

 
i. Number of Dwelling Units. 

Single Family:    , Apartment:    , Condominium:      
 

ii. Recreational Facilities.  List recreational facilities for project:         

               

               
 

iii. Open Space.   
Does the project involve new construction resulting in additional floor area and units?     YES   NO 
Does the project involve six or more residential units?    YES   NO 
 

If YES to both, complete the following 

Pursuant to LAMC 12.21.G Required Proposed 
 

Common Open Space (Square Feet)   
 

Private Open Space (Square Feet)   
 

Landscaped Open Space Area (Square Feet)   
 

Number of trees (24 inch box or greater)   

 

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

 

v. Accessory Uses. Describe new accessory structures (detached garage, guest house, swimming pool, 

fence, stable, etc.) and/or additions:            
               

               

 

C. COMMERCIAL, INDUSTRIAL OR OTHER PROJECT 
If the project is residential only check     -N/A and continue to next section 

 

i. Type of Use.                 
               

 

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

leasehold?     YES    NO 

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

iii. Hotel/Motel.   Identify the number of guest rooms:     guest rooms 
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iv. Days of operation.               
Hours of operation.               
 

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

fund raisers, pay-for-view events, parent-teacher nights, athletic events, graduations)?    YES    NO 

If YES, describe events and how often they are proposed         

               

               

               

               

               

               
 

vi. Occupancy Limit.  Total Fire Department occupancy limit:       

a. Number of fixed seats or beds       
b. Total number of patrons/students      
c. Number of employees per shift    , number of shifts     
d. Size of largest assembly area      square feet 

 

v. Security.  Describe security provisions for the project          

               

               

 

4. SELECTED INFORMATION 
A. Circulation. Identify by name all arterial road types (i.e. Boulevard I, II, Avenue I, II, III) and freeways within 

1,000 feet of the proposed Project; give the approximate distances (check http://navigatela.lacity.org for this 

information).                

                

                

                

               
 

B. Green building certification.  Will the project be LEED-certified or equivalent?   YES   NO 

If YES, check appropriate box: 

 Certified  Equivalent     Silver      Gold      Platinum      Other _________________ 
 

C. Fire sprinklers.   Will the Project include fire sprinklers?    YES    NO 
 
 

http://navigatela.lacity.org/
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5. CLASS 32 URBAN INFILL CATEGORICAL EXEMPTION (CE) REQUEST 

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

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

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

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

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

 
 



APPLICANTICONSULTANTS AFFIDAVIT

OWNER MUST SIGN AND BE NOTARIZED,

IF THERE IS AN AGENT, THE AGENT MUST ALSO SIGN AND BE NOTARIZED

PROPERTY OWNER CONSULTANT!AGENT

I, (print name)_____________________________________ I, (print name) ,‘ kA ;‘/QS A ji) Q

Signature

__________________________________

Signature

_____________________________

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

I Space Below for Notary’s Use

• California All-Purpose Acknowledgement Civil Code Section 1189
A notary public or other officer completing this certificate verifies only the identity of the individual who signed the
document, to which this certificate is attached, and not the truthfulness, accuracy, or validity of that document.

State of California

Countyof )_-os FIcigete

On beforeme, (V0 El. e0rF, No’&ry f?i(,’c
(lnseA’Name of Notary Public andlitle)

personally appeared n e- f tr1 i; iE51 j h , who
proved to me on the basis of satisfactory evidence to be the person() whose name(.) is/ subscribed to the within
instrument and acknowledged to me that he/she/ty executed the same in his/her/Qjr authorized capacity(), and that
by his/her/their signature(s) on the instrument the person(s), or the entity upon behalf on which the person() acted,
executed the instrument.

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

WITNESS my hand and official seal.
•...,..•...,..s......•...’-..-.

____________________

(Seal)
Snature NOTARY PUBLIC-CALIFORNIA 2

LOS ANGELES COUNTY

L. ‘-° My Comm Expwes MARCH 27. 2019
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INSTRUCTIONS:  Environmental Assessment Form  
 
 
REQUIRED SUBMITTAL MATERIALS: 
 
The following materials are required when submitting an Environmental Assessment Form (EAF); materials must be 
consistent with the application.  All materials should reflect the entire Project, not just the area in need of a zone change, 
variance, or other entitlement. 
 
The submittal materials are IN ADDITION TO those required for any case/application for which the Environmental 
Assessment Form is being filed.   
 
Exhibits Required:  Please note that based on the circumstances of a particular project proposal, in order to 
adequately analyze the environmental impacts of the project, assigned staff may require any of the following 
reports even if the project does not meet the indicated threshold.   
 

A. Plot Plans and/or Subdivision Map and/or Haul Route Map:  One full size plot plan, subdivision map or haul 
route map and two 11” x 17” copes; material must show the location and layout of proposed development including 
dimensions.  Include topographic lines where grade is over 10%; and the location and diameter of all existing trees 
with a trunk diameter greater than four inches on the project site and the adjacent public right-of-way.  

 
B. Vicinity Maps:  Two copies (8½” x 11") showing an area larger than the Radius/Land Use Map and depicting 

nearby street system, public facilities and other significant physical features with project area highlighted (similar to 
road maps, Thomas Brothers Maps, etc.).  

 
C. Color Pictures: Two or more color pictures of the project site (taken within the last 30 days) showing existing 

improvements, walls, trees and other structures on the property.  Black and white or gray scale copies of color 
photos are not acceptable; internet “street view” images are not acceptable.  

 
D. Notice of Intent Fee:  An UNDATED check in the amount of $75 made out to the Los Angeles County Clerk for 

the purpose of filing a Notice of Intent to Adopt a Negative Declaration as required by Section 15072 of the State 
CEQA Guidelines.  

 
E. Payment Receipt:  Fees must be paid at the time of filing the Environmental Assessment per Article 9, Section 

19.05 of the LAMC for the purpose of processing the initial study and for the publication of the Negative Declaration 
or Mitigated Negative Declaration; provide one copy of the payment receipt. 

 
F. Associated Application: A duplicate copy of the application for the associated entitlement (e.g. zone change, 

general plan amendment, variance, conditional use, subdivider's statement) including entitlement justification 
and/or findings, if available.  

 
G. Project Planning Referral Form:  A copy of signed Project Planning Referral form (CP-7812) if the proposed 

project is located in a specific plan area, Community Design Overlay (CDO), Neighborhood Oriented District (NOD), 
Sign District (SN), Pedestrian Oriented District (POD), Community Plan Implementation Ordinance area and/or 
involves small lot subdivision or affordable housing (e.g. Density Bonus, Conditional Use >35% increase, Public 
Benefit) type of project.  

 
H. Radius/Land Use Maps:  Two full size and two 8½” x 11” reduced size radius maps, if required for discretionary 

filing.  Maps shall be prepared in compliance with DCP’s Radius Map Requirements & Guidelines (form CP-7826); 
300' radius line is okay for site plan review applications.  

 

http://planning.lacity.org/Forms_Procedures/7812.pdf
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I. Elevation Plans:    One full size and two 11” x 17” size plans.  See DCP’s Elevation Instructions form (CP-7817) 
for technical requirements and a listing of types of cases where elevations are always required.  Exterior elevations 
can be required by planning staff as needed to illustrate and communicate the details of any case.  Elevation plans 
must always show legible height dimensions.  

 
J. Floor Plans:  One full size and two 11” x 17 size.  Floor plans should include patios, balconies and, if proposed for 

use, portions of the right-of-way.  Floor plans are always required for hillside projects, CUB’s (seats must be 
numbered), projects where the City Planning Commission (CPC) or the Area Planning Commission (APC) is the 
decision maker and other cases when the request involves the interior lay-out of a project.  Refer to the Floor Plan 
Instructions (CP-7751) for detailed information about technical requirements. 

 
K. Tree Report:  Two copies of a tree report if project involves removal, relocation, or replacement of any protected 

trees on the project site or in the right-of way adjacent to the site. 
 
L. Geology/Soils Approval Letter:  A copy of letter from Department of Building and Safety and copy of referenced 

geotechnical report, if located in hillside area and only if new construction is proposed.  
 
M. Haul Route Approval:  Projects within a Hillside Grading Area involving import/export of 1,000 cubic yards or more 

shall submit a soils and/or geotechnical report reviewed & approved by LADBS. 
 
N. Topographic Map:  If slopes over 10% exist.  If site is over 50 acres, 1” = 200’ scale is acceptable. 
 
O. Cultural/Historic Impact Report:  If project involves a designated Cultural/Historic property or a historic/cultural 

resource deemed eligible as historic resources through SurveyLA.  
 
P. Cultural/Historic Assessment:  If project involves an undesignated structure, 45 years or older, provide clear 

unobstructed color photographs of all building facades, including accessory structures and a copy of the original 
(oldest) building permit, with plan sketch, if available.  

 
Q. Traffic Assessment:  If the project approaches or exceeds the following thresholds a Traffic Assessment review 

by the Department of Transportation (DOT) may be required (this list is not exhaustive, and unlisted uses may also 
require assessment). 
 

Use Threshold  Use Threshold 
Apartments 40 units  General office 16,000 sf. 
Condominiums (incl. live/work) 48 units  Fast food w/no drive-thru 570 sf. 
Convenience store (24-hr) 340 sf.  Fast food w/drive thru 550 sf. 
Convenience store (<24-hr) 720 sf.  Restaurant – high turn over 2,300 sf. 
Shopping center 6,700 sf.  Restaurant (including bars) 3,300 sf. 
Supermarket 2,600 sf.    

 
Please note that a Traffic Assessment does not necessarily result in a Traffic Study.  However, an additional fee, 
pursuant to Section 19.15 will be required by the DOT for review of the assessment 

 
R. Duplicate Files:   An additional copy of the EAF and each exhibit is necessary for projects which are located in: 
 
   The Coastal Zone and        

   The Santa Monica Mountains area   

 
 

http://planning.lacity.org/Forms_Procedures/7817.pdf
http://planning.lacity.org/Forms_Procedures/7751.pdf
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HOLLY L. WOLCOTT
CITY CLERK

18-0330

May 01, 2018

23

PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT
relative to initiating the inclusion of the property located at 1848 South
Gramercy Place in the list of Historic-Cultural Monuments.

PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT -
ADOPTED

YES             BOB BLUMENFIELD
YES             MIKE BONIN
YES             JOE BUSCAINO
ABSENT      GILBERT A. CEDILLO
YES             MITCHELL ENGLANDER
YES             MARQUEECE HARRIS-DAWSON
YES             JOSE HUIZAR
ABSENT      PAUL KORETZ
ABSENT      PAUL KREKORIAN
YES             NURY MARTINEZ
YES             MITCH O'FARRELL
YES             CURREN D. PRICE
YES             MONICA RODRIGUEZ
YES             DAVID RYU
YES             HERB WESSON

May 2, 2018
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File No. 18-0330 

PLANNING AND LAND USE MANAGEMENT (PLUM) COMMITTEE REPORT relative to 
initiating the inclusion of the property located at 1848 South Gramercy Place in the list of Historic
Cultural Monument. 

Recommendations for Council action, pursuant to Motion (Wesson - Price): 

1. I Nl TIATE consideration of the property located at 1848 South Gramercy Place, Los 
Angeles, CA 90019, as a City Historic-Cultural Monument under the procedures of Section 
22.171.10 of the Los Angeles Administrative Code; and, INSTRUCT the Department of 
City Planning to prepare the Historic-Cultural Monument application for review and 
consideration by the Cultural Heritage Commission. 

2. INSTRUCT the Cultural Heritage Commission, after reviewing the application, submit its 
report and recommendation to the Council regarding the inclusion of the property located at 
1848 South Gramercy Place, Los Angeles, CA 90019, in the City's list of Historic-Cultural 
Monuments. 

Fiscal Impact Statement: Neither the City Administrative Officer nor the Chief Legislative Analyst 
has completed a financial analysis of this report. 

Community Impact Statement: None submitted. 

Summary: 
At a regular meeting held on April24, 2018, the PLUM Committee considered Motion (Wesson
Price) regarding the inclusion of the property at 1848 South Gramercy Place in the list of Historic
Cultural Monuments. After an opportunity for public comment, the Committee recommended on 
consent to ap·prove the Motion. This matter is now submitted to the Council for consideration. 

Respectfully Submitted, 

D LAND USE MANAGEMENT COMMITTEE 

MBIIIBER: VOlE: 
HUIZM YES 
H.ARRIS-DAWSON YES 
ENGUNDER YES 
BLUMENAELD YES 
PRICE YES 

SD 

-NOT OFFICIAL UNTIL COUNCIL ACTS-







































 
 

STOKES’ ANGELUS VISTA TRACT RESIDENCE  
1848 South Gramercy Place 

CHC-2018-3217-HCM 
ENV-2018-3218-CE 

 
 

Agenda packet includes: 
 

1. Final Determination Staff Recommendation Report 
 

2. City Council Motion 18-0330 
 

3. Commission/ Staff Site Inspection Photos—May 24, 2018 
 

4. Historic-Cultural Monument Application 
 

5. Report from Owner’s Representative, Dated June 2018 
 
 

 
 
 
Please click on each document to be directly taken to the corresponding page of the PDF. 



Los Angeles Department of City Planning 
RECOMMENDATION REPORT 

 
 
 
 
 
 
 
 
 
 
 
 
PROJECT: Historic-Cultural Monument Application for the  

 STOKES’ ANGELUS VISTA TRACT RESIDENCE 
  
REQUEST:  Declare the property an Historic-Cultural Monument 
 
OWNERS:   Janet Yonjung Jha                  

92 Sea Breeze Avenue       
    Rancho Palos Verdes, CA  90275                                          
  
 William J. Foster and Timothy L. Robbins 
 12619 Athens Way  
 Los Angeles, CA  90061 
   
APPLICANT: City of Los Angeles 
 221 North Figueroa Street, Suite 1350  
 Los Angeles, CA  90012 
 
PREPARER:   Laura Meyers 
    1818 South Gramercy Place 
    Los Angeles, CA  90019 
 
   
RECOMMENDATION  That the Cultural Heritage Commission: 
 

1. Not declare the property an Historic-Cultural Monument per Los Angeles Administrative Code 
Chapter 9, Division 22, Article 1, Section 22.171.7   

 
2. Adopt the report findings. 

 
VINCENT P. BERTONI, AICP 
Director of Planning 
 
[SIGNED ORIGINAL IN FILE]   [SIGNED ORIGINAL IN FILE] 
    
Ken Bernstein, AICP, Manager  Lambert M. Giessinger, Preservation Architect 
Office of Historic Resources  Office of Historic Resources 
 
[SIGNED ORIGINAL IN FILE] 
   
Melissa Jones, Planning Assistant  
Office of Historic Resources  
  
Attachments: City Council Motion 18-0330 
 Historic-Cultural Monument Application 
 Commission/ Staff Site Inspection Photos—May 24, 2018 

CULTURAL HERITAGE COMMISSION 
 
 
HEARING DATE: July 5, 2018 
TIME:  10:00 AM 
PLACE:  City Hall, Room 1010 
  200 N. Spring Street 
  Los Angeles, CA  90012 
 
EXPIRATION DATE: July 15, 2018 

CASE NO.: CHC-2018-3217-HCM 
                    ENV-2018-3218-CE 
 
Location: 1848 South Gramercy Place 
Council District: 10 - Wesson 
Community Plan Area: South Los Angeles 
Area Planning Commission: South Los Angeles 
Neighborhood Council: United Neighborhoods of the 
Historic Arlington Heights, West Adams, and 
Jefferson Park 
Legal Description: Angelus Vista Tract, Lot 76 
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FINDINGS 
 

• The Stokes’ Angelus Vista Tract Residence does not meet any of the three criteria of the 
Cultural Heritage Ordinance and therefore is ineligible for designation as an Historic-Cultural 
Monument.   
 
 

CRITERIA 
 
The criterion is the Cultural Heritage Ordinance which defines a historical or cultural monument as any 
site (including significant trees or other plant life located thereon) building or structure of particular 
historic or cultural significance to the City of Los Angeles if it meets at least one of the following criteria: 

1. Is identified with important events of national, state, or local history or exemplifies significant 
contributions to the broad cultural, economic or social history of the nation, state, city or 
community; 

2. Is associated with the lives of historic personages important to national, state, city, or local 
history; or 

3. Embodies the distinctive characteristics of a style, type, period, or method of construction; or 
represents a notable work of a master designer, builder, or architect whose individual genius 
influenced his or her age. 

 
 
SUMMARY 
 
The Stokes’ Angelus Vista Tract Residence consists of a two-story single-family residence located on 
the east side of Gramercy Place between Washington Boulevard and 18th Street in the Arlington 
Heights neighborhood of Los Angeles. Built in 1907 by noted Los Angeles builder Naldo F. Stokes and 
his wife Minnie Stokes as part of the Angelus Vista Tract development, the residence exhibits qualities 
of Craftsman and Tudor Revival architectural styles. Over the years, a series of owners and renters 
occupied the residence, and currently it serves as a sober living facility. 
 
Though promoted in 1902 as one of Los Angeles’s elite residential neighborhoods, the Angelus Vista 
Tract was not an initial success, as most of the wealthy targeted by the developers were already living 
in grand houses in other new developments. Between 1908 and 1910 the city’s population had more 
than doubled, leading to a building explosion. Most homes in Angelus Vista date from this period. 
Washington Boulevard, envisioned as the future grand boulevard from Los Angeles to the Pacific 
Ocean, played a key role in the development of the community. In September 1902 the Washington 
Boulevard rail line was extended through West Adams Heights, prompting developers to lay out 
residential tracts along the main thoroughfare to Santa Monica and the sea. 
 
Irregular in plan, the subject property is of wood frame and concrete construction with wood shingle and 
stucco cladding. The steeply-pitched side-gabled roof has composition shingles, wide overhanging 
eaves, and exposed rafter tails. The primary, west-facing elevation features a large bay window on the 
lower level, a second story projecting front gable with decorative half-timbering, and a small recessed 
balcony with lattice railing, also on the second floor. The entryway is off-centered and accessed via a 
protruding porch with a gabled roof and square columns. There is a porte-cochere of cross-truss 
construction attached to the south-facing elevation of the building and a one-story addition off the rear, 
east-facing elevation. Fenestration consists of double-hung wood windows, multi-lite wood fixed and 
casement windows, wood hopper windows, and aluminum windows. There is a small shed at the rear 
of the property. Interior features include wood floors, built-in wood benches, wood ceiling beams in the 
living room, a river rock fireplace surround, built-in china cabinets and bookcases, and reverse board 
and batten wainscoting.   
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Based on available permit records and visual observation during the Cultural Heritage Commission site 
inspection, there have been a number of alterations to the property over the years that include a 20-foot 
by 23-foot one-story rear addition in 1920, installation of a rear staircase in 1982, as well as kitchen and 
bathroom remodels, the enclosure of the porch on the primary elevation, re-stuccoing of the stucco 
cladding with course concrete plaster, replacement of some windows, addition of a porte-cochere, 
installation of partitions in many of the rooms, enclosure of the rear service porch, and a second-story 
addition to the 1920 rear addition, all at unknown dates.   
 
The subject property was identified as eligible for historic designation under the local designation 
program as a Contributor to an identified historic district in the June 21, 1996 Historic Resources Final 
Report for the South Central Los Angeles District Plan Area prepared by Richard Starzak of Myra L. 
Frank & Associates, Incorporated. However, it was found to be ineligible for listing individually on the 
National Register of Historic Places in a 1987 Section 106 review survey and was also not identified as 
eligible individually or as part of a historic district for listing under the national, state, or local designation 
programs in the recent citywide historic resources survey, SurveyLA. Within the same neighborhood as 
the subject property, SurveyLA did identify a potential Angelus Vista Historic District, an important 
representative of a residential suburb with a significant concentration of Craftsman and Period Revival 
dwellings exhibiting quality of craftsmanship and distinctive features, and an excellent example of early 
20th century streetcar suburbanization. The subject property was not included within the district 
boundary.  
 
 
DISCUSSION 
 
The Stokes’ Angelus Vista Tract Residence does not meet the criteria for designation under the 
Cultural Heritage Ordinance. The preparer argues that the property is eligible under two criteria of the 
Ordinance: that it “is identified with important events of national, state, or local history or exemplifies 
significant contributions to the broad cultural, economic or social history of the nation, state, city or 
community” for its association with the early development of the Angelus Vista Tract and a California 
Supreme Court case involving restrictive use covenants, Werner v. Graham, and that it “embodies the 
distinctive characteristics of a style, type, period, or method of construction; or represents a notable 
work of a master designer, builder, or architect whose individual genius influenced his or her age” as an 
unique example of Craftsman-style architecture and an exemplary work of noted builder Naldo F. 
Stokes.  
 
The subject property is not associated with any significant historical events and does not exemplify any 
contributions to history. Even though the subject property does date from the early period of the 
neighborhood’s development, it no longer retains sufficient integrity to individually convey its 
significance. The cumulative alterations, particularly on the primary, east-facing elevation, have 
substantially impacted the original design intent, materials, feeling, and association with the 
development of the Angelus Vista Tract. Further, the court case cited by the preparer may have had 
some impact on the development of Washington Boulevard as a commercial corridor; however, while 
the owner of the house was one of the named defendants, the case does not appear to have any direct 
association with the subject property. 
 
Although the subject property retains original elements such as wood windows, decorative half-
timbering, wide over-hanging eaves, exposed rafter tails, and built-in furniture typical of the style, staff 
does not find it to be a distinctive or outstanding example of Craftsman-style architecture.  As noted 
above, the house has experienced a number of alterations, particularly to the primary façade, that 
compromise the integrity and original design of the house; therefore it is not a distinguished example of 
the style. More intact and exemplary Craftsman-style single-family residences that are already 
designated include the Kissam House, 2160 West 20th Street (1907, HCM #761), Perrine House, 2229 
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South Gramercy Place (1908, HCM #6662), and the Edward Alexander Kelley Hackett House, 1317 
South Westlake Avenue (1910, HCM #719). 
 
The property is also not a notable example of a master designer, builder, or architect. While Naldo 
Stokes built at least 50 single-family residences across Los Angeles, some of which were 
collaborations with master architect Frank M. Tyler, he is not recognized as a master builder or 
architect. The majority of Stokes’ body of work consists of speculative ventures for himself and his wife. 
 
The subject property was not identified by the citywide historic resources survey, SurveyLA, as eligible 
for designation under the national, state, or local designation programs and staff finds that it does not 
appear to rise to the level of historic significance to be individually eligible for designation as a Los 
Angeles City Historic-Cultural Monument. 
 
 
BACKGROUND 
 
On May 1, 2018, the Los Angeles City Council, acting upon a motion introduced by Councilmember 
Herb Wesson, initiated consideration of the subject property as a potential Historic-Cultural Monument. 
On May 24, 2018, a subcommittee of the Cultural Heritage Commission consisting of Commissioners 
Barron and Kennard visited the property, accompanied by staff from the Office of Historic Resources.  



City of Los Angeles
CALIFORNIA

ERIC GARCETTI
MAYOR

OFFICE OF THE
CITY CLERK

Council and Public Services Division
200 N. SPRING STREET, ROOM 395

LOS ANGELES, CA 90012
GENERAL INFORMATION - (213) 978-1133

FAX: (213) 978-1040
______

PATRICE Y. LATTIMORE
ACTING DIVISION MANAGER

HOLLY L. WOLCOTT
CITY CLERK

EXECUTIVE OFFICER

______
SHANNON D. HOPPES

CLERK.LACITY.ORG

When making inquiries relative to
this matter, please refer to the
Council File No.: 18-0330

AN EQUAL EMPLOYMENT OPPORTUNITY - AFFIRMATIVE ACTION EMPLOYER

OFFICIAL ACTION OF THE LOS ANGELES CITY COUNCIL

Council File No.:

Council Meeting Date:

Agenda Item No.:

Agenda Description:

Council Action:

Council Vote:

HOLLY L. WOLCOTT
CITY CLERK

18-0330

May 01, 2018

23

PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT
relative to initiating the inclusion of the property located at 1848 South
Gramercy Place in the list of Historic-Cultural Monuments.

PLANNING AND LAND USE MANAGEMENT COMMITTEE REPORT -
ADOPTED

YES             BOB BLUMENFIELD
YES             MIKE BONIN
YES             JOE BUSCAINO
ABSENT      GILBERT A. CEDILLO
YES             MITCHELL ENGLANDER
YES             MARQUEECE HARRIS-DAWSON
YES             JOSE HUIZAR
ABSENT      PAUL KORETZ
ABSENT      PAUL KREKORIAN
YES             NURY MARTINEZ
YES             MITCH O'FARRELL
YES             CURREN D. PRICE
YES             MONICA RODRIGUEZ
YES             DAVID RYU
YES             HERB WESSON

May 2, 2018



File No. 18-0330 

PLANNING AND LAND USE MANAGEMENT (PLUM) COMMITTEE REPORT relative to 
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Recommendations for Council action, pursuant to Motion (Wesson - Price): 

1. I Nl TIATE consideration of the property located at 1848 South Gramercy Place, Los 
Angeles, CA 90019, as a City Historic-Cultural Monument under the procedures of Section 
22.171.10 of the Los Angeles Administrative Code; and, INSTRUCT the Department of 
City Planning to prepare the Historic-Cultural Monument application for review and 
consideration by the Cultural Heritage Commission. 

2. INSTRUCT the Cultural Heritage Commission, after reviewing the application, submit its 
report and recommendation to the Council regarding the inclusion of the property located at 
1848 South Gramercy Place, Los Angeles, CA 90019, in the City's list of Historic-Cultural 
Monuments. 

Fiscal Impact Statement: Neither the City Administrative Officer nor the Chief Legislative Analyst 
has completed a financial analysis of this report. 

Community Impact Statement: None submitted. 

Summary: 
At a regular meeting held on April24, 2018, the PLUM Committee considered Motion (Wesson
Price) regarding the inclusion of the property at 1848 South Gramercy Place in the list of Historic
Cultural Monuments. After an opportunity for public comment, the Committee recommended on 
consent to ap·prove the Motion. This matter is now submitted to the Council for consideration. 
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Section 22.171.10 of the Administrative Code provides that the City Council, the Cultural Heritage 
Commission, of the Director of Planning, may initiate consideration of a proposed site, building, or structure 
as a Historical-Cultural Monument. The Cultural Heritage Commission, after reviewing and investigating 
any such Council-initiated designation, shall approve or disapprove in whole or in part the proposed inclusion 
and submit a report upon such action to the Council. In addition, Section 22.171.12 of the Administrative 
Code provides that there shall be a temporary stay of demolition, substantial alteration or removal of any such 
proposed location or structure pending designation.
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The property located at 1848 S. Gramercy Place, Los Angeles, CA 90019, is an excellent example 
of a 1905 Transitional Victorian residence in the city with an accessory Colonial Revival dwelling in the rear 
of the lot, and therefore, this multi-family residence is one of the few remaining early (1904-05) Transitional 
Victorian residences in the Angelus Vista Tract representing one of the early suburban residential tracts as 
the city developed farther west.

It is imperative that the City’s historic-cultural treasures be celebrated, and foremost, that its historical 
sites be preserved for future generations. In addition, the property located at 1848 S. Gramercy Place, Los 
Angeles, CA 90019, is an architectural resource as identified in SurveyLA, the City’s Historic Resources 
Survey.

I THEREFORE MOVE that the Council initiate consideration of the property located at 1848 S. 
Gramercy Place, Los Angeles, CA 90019, as a City Historic-Cultural Monument under the procedures of 
S ection 22.171.10 of the Administrative Code, and instruct the Planning Department to prepare the Historic- 
Cultural Monument application for review and consideration by the Cultural Heritage Commission.

I FURTHER MOVE that after reviewing the application, the Cultural Heritage Commission submit 
its report and recommendation to the Council regarding the inclusion of the property located at 1848 S. 
Gramercy Place, Los Angeles, CA 90019, in the City’s list of Historic-Cultural Monuments.
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EXECUTIVE SUMMARY 
1848 South Gramercy Place - Historic Resources 

Assessment Report 

The purpose of this Historic Resources Assessment Report (Report) is to identify and evaluate 

potential historical resources located at 1848 South Gramercy Place, City of Los Angeles (City), 

Los Angeles County, California on assessor parcel number (APN) 5073-016-009 (1848 South 

Gramercy Place or subject property). This Report was prepared to comply with the California 

Environmental Quality Act (CEQA), to assess the existing buildings and landscapes on the 

subject property and neighboring parcels for eligibility as historical resources at the federal, state, 

and local levels of significance. The Report includes a discussion of the survey methods used, a 

brief historic context of the subject property and surrounding area, and the identification and 

evaluation of the subject property.  

The subject property is located at 1848 South Gramercy Place, on a lot 76 within the Angelus 

Vista Tract (Tract). The subject property is bounded to the north by a multi-family residential unit 

built in 1922; to the east by a single-family residence built in 1907; to the west by two 

commercial buildings and vacant lot, built in 1966 and 1922; and to the west by South Gramercy 

Place. Across the street is a vacant overgrown lot and a 1962 apartment building. The subject 

property is improved with a single-family residence (Residence), constructed by Naldo F. Stokes 

in 1907 and articulated in the Tudor Revival style.  

In 1987, the subject property was evaluated as part of a Section 106 Review for the U.S. 

Department of Housing and Urban Development (HUD). The City of Los Angeles Historic 

Resource Inventory from 2012, indicates that it was assigned a 6Y CHRS status, denoting that the 

property (P-19-173454) was “determined ineligible for NR by consensus through Section 106 

process- Not evaluated for CR or Local Listing.” In 2012, SurveyLA conducted a survey of the 

South Los Angeles Community Plan Area and did not identify 1848 Gramercy Place as an 

individually significant historic resources or as a contributor to a potential historic district, 

including the Angelus Vista Historic District.1  

As a result of ESA’s investigations, the current conclusions concur with the 1987 findings that the 

property is not eligible for listing on the National Register. Since the previous evaluation was 

conducted over five years ago, ESA re-evaluated the subject property at the federal, state, and 

                                                      
1  Architectural Resources Group, Historic Resources Survey Report: South Los Angeles, Prepared for the City of Los 

Angeles, Department of City Planning, Office of Historic Resources, March 2012.  
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local levels. Here, ESA found the subject property ineligible for listing under all applicable 

criteria at the federal, state, and local levels.  

There is no evidence that suggests the subject property was significant to the development of the 

Angelus Vista Tract as the residence was built five years after the commencement of the 

subdivision construction. Also, there are intact early examples of single-family residences within 

the tract and within in the Angelus Vista Historic District that otherwise detract from the 

importance of such a late example. Furthermore, the subject property lacks architectural merit as 

an excellent example of the Tudor Revival style and a notable work of builder Naldo Stokes. The 

subject property also has not yielded and is not likely to yield information important in prehistory 

or history. In addition, the subject property lacks integrity of design, materials, workmanship and 

feeling due to alterations. Therefore, ESA recommends that the subject property not be 

considered a historical resource pursuant to CEQA and that it be assigned a California Historic 

Resource (CHR) Status Code of 6Z, noting it as ineligible for listing in the National Register of 

Historic Places (National Register or NR) as California Register of Historical Resources 

(California Register or CR), as well as local designation, through survey evaluation. 
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1848 South Gramercy Place 
Historic Resources Assessment Report 

Introduction 
Environmental Science Associates (ESA) has been retained by Akhilesh Jha (Applicant), to 

conduct a Historic Resources Assessment (HRA) for 1848 South Gramercy Place, in the South 

Los Angeles neighborhood of the City of Los Angeles (City). The purpose of this Report is to 

identify and evaluate potential historical resources located at 1848 South Gramercy Place, Los 

Angeles, Los Angeles County, California on assessor parcel number (APN) 5073-016-009. This 

Report was prepared to comply with the California Environmental Quality Act (CEQA), to assess 

the existing buildings and landscapes on the subject property and neighboring parcels for 

eligibility as historical resources at the federal, state, and local levels of significance. The Report 

includes a discussion of the survey methods used, a brief historic context of the subject property 

and surrounding area, and the identification and evaluation of the subject property.  

ESA personnel involved in the preparation of this report are as follows: Margarita Jerabek, Ph.D., 

Director of Historical Resources, Ashley Brown, M.A.., Senior Architectural Historian, Hanna 

Winzenried, M.S.C., Associate Architectural Historian, all of whom meet and exceed the 

Secretary of the Interior’s Professional Qualification Standards in history and architectural 

history. Professional qualifications are provided in Appendix A. 

Current Setting 

The subject property is located at 1848 Gramercy Place in the neighborhood of Venice in the City 

of Los Angeles (City), California, on Assessor Parcel Number (APN) 5073-016-009 (“1848 

Gramercy Place,” or “subject property”) Figure 1, Regional and Project Vicinity Map. As 

mentioned above and shown in Figure 2, Aerial Photograph of Project Site, the subject property 

is improved with a single-family residence (Residence), constructed in 1907 and articulated in the 

Tudor Revival style. To the rear of the Residence is a small shed that was likely built circa 1985.  

The subject property is bounded to the north by a multi-family residential unit built in 1922; to 

the east by a single-family residence built in 1907; to the west by two commercial buildings and a 

vacant lot, built in 1966 and 1922, respectively; and to the west by South Gramercy Place. Across 

the street is a vacant overgrown lot and a 1962 apartment building. The project will demolish the 

current improvements on the subject property.   
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Research and Field Methodology 

ESA’s qualified architectural historians, including Margarita C. Jerabek, Ph.D., Director of 

Historic Resources; Ashley Brown, M.A., Senior Architectural Historian; and Hanna Winzenried, 

M.S.C., Associate Architectural Historian, completed this study, all of whom meet and exceed the 

Secretary of the Interior’s Professional Qualification Standards in history and architectural 

history. The investigations were conducted under the direction of Dr. Jerabek. This Report was 

authored by Ms. Brown and Ms. Winzenried. Professional qualifications are included in 

Appendix A. 

The following tasks were performed by ESA’s architectural historians for the study: 

 A pedestrian survey and digital photography was undertaken by Ashley Brown on May 11, 

2018 to document the existing conditions of the subject property and the surrounding vicinity.  

 Site-specific research on the property was conducted utilizing building permits, assessor’s 

records and map books, Sanborn Fire Insurance maps (Sanborn maps), historical Los Angeles 

Times, Ancestry.com, Newspapers.com, and other published sources. ESA staff conducted 

research at the City Department of Building and Safety (LADBS), and the City Department 

of Planning.  

 ESA staff reviewed and analyzed ordinance, statutes, regulations, bulletins, and technical 

materials relating to federal, state, and local historic preservation, designation assessment 

processes, and related programs. 

 ESA staff completed a historic resource assessment of the potential historic resource based 

upon criteria used by the National Register of Historic Places (National Register), California 

Register of Historical Resources (California Register), and City Cultural Heritage Ordinance. 

Regulatory Framework  
Historical resources fall within the jurisdiction of the federal, state, and local designation 

programs. Federal laws provide the framework for the identification, and in certain instances, 

protection of historical resources. Additionally, state and local jurisdictions play active roles in 

the identification, documentation, and protection of such resources within their communities. The 

National Historic Preservation Act (NHPA) of 1966, as amended and the California Public 

Resources Code (PRC), Section 5024.1, are the primary federal and state laws and regulations 

governing the evaluation and significance of historical resources of national, state, regional, and 

local importance. Descriptions of these relevant laws and regulations are presented below. 

Federal Eligibility Criteria and Integrity Aspects 

National Register of Historic Places 
The National Register was established by the NHPA as “an authoritative guide to be used by 

federal, state, and local governments, private groups and citizens to identify the Nation’s cultural 

resources and to indicate what properties should be considered for protection from destruction or 
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impairment.”2 The National Register recognizes properties that are significant at the national, 

state, and/or local levels. 

To be eligible for listing in the National Register, a resource must be significant in American 

history, architecture, archaeology, engineering, or culture. Four criteria for evaluation have been 

established to determine the significance of a resource: 

A. Associated with events that have made a significant contribution to the broad patterns of 
our history; 

B. Associated with the lives of persons significant in our past; 

C. Embodies the distinctive characteristics of a type, period, or method of construction or that 
represent the work of a master, or that possess high artistic values, or that represent a 
significant and distinguishable entity whose components may lack individual distinction; 

D. Yields, or may be likely to yield, information important in prehistory or history.3 

Districts, sites, buildings, structures, and objects that are 50 years in age must meet one or more 

of the above criteria and retain integrity (that is, convey their significance) to be eligible for 

listing.  

Under the National Register, a property can be significant not only for the way it was originally 

constructed, but also for the way it was adapted at a later period, or for the way it illustrates 

changing tastes, attitudes, and uses over a period of time.4 

Within the concept of integrity, the National Register recognizes seven aspects or qualities that, in 

various combinations, define integrity: Location, Design, Setting, Materials, Workmanship, 

Feeling, and Association: 

Location is the place where the historic property was constructed or the place where the historic 

event occurred. The relationship between the property and its location is often important to 

understanding why the property was created or why something happened. The actual location of a 

historic property, complemented by its setting, is particularly important in recapturing the sense 

of historic events and persons. Except in rare cases, the relationship between a property and its 

historic associations is destroyed if the property is moved. 

Design is the combination of elements that create the form, plan, space, structure, and style of a 

property. It results from conscious decisions made during the original conception and planning of 

a property (or its significant alteration) and applies to activities as diverse as community 

planning, engineering, architecture, and landscape architecture. Design includes such elements as 

organization of space, proportion, scale, technology, ornamentation, and materials. A property’s 

design reflects historic functions and technologies as well as aesthetics. It includes such 

considerations as the structural system; massing; arrangement of spaces; pattern of fenestration; 

                                                      
2  36 CFR Section 60.2. 
3  “Guidelines for Completing National Register Forms,” in National Register Bulletin 16, U.S. Department of 

Interior, National Park Service, September 30, 1986. This bulletin contains technical information on comprehensive 
planning, survey of cultural resources and registration in the NRHP. 

4  National Register Bulletin 15, p. 19. 
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textures and colors of surface materials; type, amount and style of ornamental detailing; and 

arrangement and type of plantings in a designed landscape. 

Setting is the physical environment of a historic property. Whereas location refers to the specific 

place where a property was built or an event occurred, setting refers to the character of the place 

in which the property played its historic role. It involves how, not just where, the property is 

situated and its relationship to surrounding features and open space. 

Workmanship is the physical evidence of the crafts of a particular culture or people during any 

given period in history or prehistory. It is the evidence of artisans’ labor and skill in constructing 

or altering a building, structure, object, or site. Workmanship can apply to the property as a whole 

or to its individual components. 

Materials are the physical elements that were combined or deposited during a particular period of 

time and in a particular pattern or configuration to form a historic property.  

The choice and combination of materials reveal the preferences of those who created the property 

and indicate the availability of particular types of materials and technologies. A property must 

retain key exterior materials dating from the period of its historic significance.  

Feeling is a property’s expression of the aesthetic or historic sense of a particular period of time. 

It results from the presence of physical features that, taken together, convey the property’s 

historic character. 

Association is the direct link between an important historic event or person and a historic 

property. A property retains association if it is the place where the event or activity occurred and 

is sufficiently intact to convey that relationship to an observer.5 

To retain historic integrity, a property will always possess most of the aspects and depending 

upon its significance, retention of specific aspects of integrity may be paramount for a property to 

convey its significance.6 Determining which of these aspects are most important to a particular 

property requires knowing why, where and when a property is significant.7 For properties that are 

considered significant under National Register Criteria A and B, National Register Bulletin 15: 

How to Apply the National Register Criteria for Evaluation (National Register Bulletin 15) 

explains, “a property that is significant for its historic association is eligible if it retains the 

essential physical features that made up its character or appearance during the period of its 

association with the important event, historical pattern, or person(s).”8 In assessing the integrity 
                                                      
5 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, 

http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
6  The National Register defines a property as an “area of land containing a single historic resource or a group of 

resources, and constituting a single entry in the National Register of Historic Places.” A “Historic Property” is 
defined as “any prehistoric or historic district, site, building, structure, or object at the time it attained historic 
significance.” Glossary of National Register Terms, 
http://www.nps.gov/nr/publications/bulletins/nrb16a/nrb16a_appendix_IV.htm, accessed June 1, 2013. 

7  National Register Bulletin 15, p. 44. 
8  “A property retains association if it is the place where the event or activity occurred and is sufficiently intact to 

convey that relationship to an observer. Like feeling, association requires the presence of physical features that 
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of properties that are considered significant under National Register Criterion C, National 

Register Bulletin 15 states, “a property important for illustrating a particular architectural style or 

construction technique must retain most of the physical features that constitute that style or 

technique.”9 

State Register and Eligibility Criteria 

California Register of Historical Resources 
The OHP, as an office of the California Department of Parks and Recreation (DPR), implements 

the policies of the NHPA on a statewide level.  

The OHP also carries out the duties as set forth in the PRC and maintains the HRI and the 

California Register. The State Historic Preservation Officer (SHPO) is an appointed official who 

implements historic preservation programs within the state’s jurisdictions.  

Also implemented at the state level, CEQA requires projects to identify any substantial adverse 

impacts which may affect the significance of identified historical resources. 

The California Register was created by Assembly Bill 2881 which was signed into law on 

September 27, 1992. The California Register is “an authoritative listing and guide to be used by 

state and local agencies, private groups, and citizens in identifying the existing historical 

resources of the state and to indicate which resources deserve to be protected, to the extent 

prudent and feasible, from substantial adverse change.”10 The criteria for eligibility for the 

California Register are based upon National Register criteria.11  

The California Register consists of resources that are listed automatically and those that must be 

nominated through an application and public hearing process. The California Register 

automatically includes the following: 

 California properties listed on the National Register and those formally Determined Eligible 

for the National Register; 12 

 California Registered Historical Landmarks from No. 770 onward; 

                                                      
convey a property’s historic character. Because feeling and association depend on individual perceptions, their 
retention alone is never sufficient to support eligibility of a property for the National Register.” Ibid, p. 46. 

9  “A property that has lost some historic materials or details can be eligible if it retains the majority of the features 
that illustrate its style in terms of the massing, spatial relationships, proportion, pattern of windows and doors, 
texture of materials, and ornamentation. The property is not eligible, however, if it retains some basic features 
conveying massing but has lost the majority of the features that once characterized its style.” Ibid. 

10  PRC Section 5024.1(a). 
11  PRC Section 5024.1(b). 
12  PRC Section 5024.1(d). 
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 Those California Points of Historical Interest (PHI) that have been evaluated by the OHP and 

have been recommended to the State Historical Commission for inclusion on the California 

Register.13 

Other resources which may be nominated to the California Register include: 

 Individual historical resources; 

 Historical resources contributing to historic districts; 

 Historical resources identified as significant in historical resources surveys with significance 

ratings of Category 1 through 5; 

 Historical resources designated or listed as local landmarks, or designated under any local 

ordinance, such as an HPOZ.14 

To be eligible for the California Register, a historical resource must be significant at the local, 

state, or national level, under one or more of the following four criteria: 

1. Is associated with events that have made a significant contribution to the broad patterns of 
California's history and cultural heritage; 

2. Is associated with the lives of persons important in our past; 

3. Embodies the distinctive characteristics of a type, period, region, or method of construction, 
or represents the work of an important creative individual, or possesses high artistic values; or 

4. Has yielded, or may be likely to yield, information important in prehistory or history. 

Additionally, a historical resource eligible for listing in the California Register must meet one or 

more of the criteria of significance described above and retain enough of its historic character or 

appearance to be recognizable as a historical resource and to convey the reasons for its 

significance. Historical resources that have been rehabilitated or restored may be evaluated for 

listing. Integrity is evaluated with regard to the retention of seven aspects of integrity similar to 

the National Register (location, design, setting, materials, workmanship, feeling, and association). 

Also like the National Register, it must also be judged with reference to the particular criteria 

under which a resource is proposed for eligibility. Alterations over time to a resource or historic 

changes in its use may themselves have historical, cultural, or architectural significance. It is 

possible that historical resources may not retain sufficient integrity to meet the criteria for listing 

in the National Register, but they may still be eligible for listing in the California Register. A 

resource that has lost its historic character or appearance may still have sufficient integrity for the 

California Register if it maintains the potential to yield significant scientific or historical 

information or specific data.15 

                                                      
13 PRC Section 5024.1(d). 
14  PRC Section 5024.1(e) 
15  Codified in California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) which can be accessed on the 

internet at http://ohp.parks.ca.gov 
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California Historical Resources Status Codes 
The California State OHP developed National Register Status Codes in 1975 as a standardized 

system for classifying historical resources in the state’s Historic Resources Inventory. In 2003 

these codes were revised to reflect the application of California Register and local criteria and the 

name was changed to California Historical Resource (CHR) Status Codes. CHR Status codes 

consist of three digits and are assigned to properties or historic districts through a survey process 

and as a result of varying regulatory processes. The first digit ranges from 1-7. Code categories 1-

5 reflect properties determined eligible for designation according to the criteria established for the 

National Register, California Register and local government criteria for significance. Code 

categories 6-7 generally identify properties that do not meet established criteria for significance, 

have not been evaluated, or need to be reevaluated. The code categories are as follows: 

1. Properties listed in the National Register or the California Register; 

2. Properties determined eligible for listing in the National Register or the California Register; 

3. Appears eligible for National Register or the California Register through survey evaluation; 

4. Appears eligible for the National Register or the California Register through other evaluation; 

5. Properties recognized as historically significant by local government; 

6. Not eligible for listing or designation as specified; and 

7. Not evaluated for the National Register or California Register or needs re‐evaluation. 

The second digit of the CHR Status Code is a letter code indicating whether the resource is 

separately eligible (S), eligible as part of a district (D), or both (B). The third digit is a number 

that is used to further specify significance and refine the relationship of the property to the 

National Register and/or California Register. Under this evaluation system, categories 1 through 4 

pertain to various levels of National Register and California Register eligibility. Locally eligible 

resources are given a rating code level 5. Properties found ineligible for listing in the National 

Register, California Register, or for designation under a local ordinance are given an evaluation 

Status Code of 6. Properties given an evaluation Status Code of 6Z are “found ineligible for the 

National Register, California Register, or Local designation through survey evaluation.”16 

Local Cultural Heritage Ordinance and Eligibility Criteria 

City of Los Angeles 
The City enacted a Cultural Heritage Ordinance in April 1962 which defines Historic-Cultural 

Monuments. According to the Cultural Heritage Ordinance, Historic-Cultural Monuments are 

sites, buildings, or structures of particular historic or cultural significance to the City in which the 

broad cultural, political, or social history of the nation, state, or City is reflected or exemplified, 

including sites and buildings associated with important personages or which embody certain 

distinguishing architectural characteristics and are associated with a notable architect. These 

                                                      
16  California Code of Regulations, Title 14, Chapter 11.5, Section 4852(c) 
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Historic-Cultural Monuments are regulated by the City’s Cultural Heritage Commission and the 

City Council. 

Los Angeles Cultural Heritage Ordinance Eligibility Criteria 

The Los Angeles City Council adopted the Cultural Heritage Ordinance in 1967 and amended it 

in 2007 (Los Angeles Administrative Code, Chapter 9, Division 22, Article 1, Section 22.171.7). 

The Cultural Heritage Ordinance establishes criteria for designating a local historical resource as 

an HCM. An HCM is any site (including significant trees or other plant life located on the site), 

building or structure of particular historic or cultural significance to the City, including historic 

structures or sites: 

 In which the broad cultural, economic or social history of the nation, State or community 

is reflected or exemplified; or 

 Which is identified with historic personages or with important events in the main currents 

of national, State or local history; or 

 Which embodies the distinguishing characteristics of an architectural type specimen, 

inherently valuable for a study of a period, style or method of construction; or 

 Which is a notable work of a master builder, designer, or architect whose individual 

genius influenced his or her age. 

Los Angeles Historic Preservation Overlay Zone (HPOZ) Ordinance Eligibility 
Criteria 

City of Los Angeles Ordinance Number 175891, found in Section 12.20.3 of the Los Angeles 

Municipal Code, describes the procedures for creation of new HPOZs, the powers and duties of 

HPOZ Boards, and the review processes for projects within HPOZs. The Ordinance was created 

in 1079 and most recently amended and re-adopted by the Los Angeles City Council in 2017.17 

An HPOZ is an area of the City which is designated as containing structures, landscaping, natural 

features or sites having historic, architectural, cultural or aesthetic significance. Before an HPOZ 

may move into the formal adoption process, an historic resources survey of the proposed district 

must be completed. The survey studies the historic and architectural significance of the 

neighborhood and identifies structures and features as either “contributing” or “non-contributing” 

to the district. A contributing structure is a building that was constructed during the predominant 

period of development in the neighborhood and that has retained most of its historic features. A 

non-contributing structure is one that was either constructed after the major period of the 

neighborhood’s development, or has been so significantly altered that it no longer conveys its 

historic character.18  

                                                      
17  “Citywide HPOZ Ordinance,” City of Los Angeles Office of Historic Resources, 

http://www.preservation.lacity.org/hpoz/citywide-hpoz-ordinance, accessed July 24, 2013. 
18  “How to Establish an HPOZ,” City of Los Angeles Office of Historic Resources, 

http://www.preservation.lacity.org/hpoz/how-establish-hpoz, accessed July 24, 2013. 
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According to Section 12.20.3 of the City of Los Angeles Municipal Code, features designated as 

contributing shall meet one or more of the following criteria: 

 Adds to the Historic architectural qualities or Historic associations for which a property is 

significant because it was present during the period of significance, and possesses Historic 

integrity reflecting its character at that time; or 

 Owing to its unique location or singular physical characteristics, represents an established 

feature of the neighborhood, community or city; or 

 Retaining the building, structure, Landscaping, or Natural Feature, would contribute to the 

preservation and protection of the resource and its environment.19  

SurveyLA Eligibility Standards 

SurveyLA was a citywide survey that identified and documented significant historic resources 

representing important themes in the City’s history. The survey and resource evaluations were 

completed by consultant teams under contract to the City of Los Angeles and the supervision of 

the OHR. The program was managed by the OHR, which maintains a website for SurveyLA.20 

The field surveys covered the period from approximately 1850 to 1980 and included individual 

resources such as buildings, structures, objects, natural features and cultural landscapes as well as 

areas and districts (archaeological resources will be included in a future survey phase). 

Significant resources reflected important themes in the City's growth and development in various 

areas including architecture, city planning, social history, ethnic heritage, politics, industry, 

transportation, commerce, entertainment, and others. Field surveys, conducted from 2010-2017, 

were completed in three phases by Community Plan Area. All tools and methods developed for 

SurveyLA met state and federal professional standards for survey work.  

Los Angeles’ citywide Historic Context Statement (HCS) was designed for use by SurveyLA 

field surveyors and by all agencies, organizations, and professionals completing historic resources 

surveys in the city of Los Angeles. The context statement was organized using the Multiple 

Property Documentation (MPD) format developed by the National Park Service (NPS) for use in 

nominating properties related by theme to the National Register. This format provided a 

consistent framework for evaluating historic resources. It was adapted for local use to evaluate 

the eligibility of properties for city, state, and federal designation programs and to facilitate 

environmental review processes.21 The HCS used Eligibility Standards to identify the character 

defining, associative features, and integrity aspects a property should retain to be a significant 

example of a type within a defined theme. Eligibility Standards also indicated the general 

geographic location, area of significance, applicable criteria, and period of significance associated 

with that type. These Eligibility Standards are guidelines based on knowledge of known 

significant examples of property types; properties do not need to meet all of them in order to be 

                                                      
19  “Citywide HPOZ Ordinance,” City of Los Angeles Historic Resources, 

http://www.preservation.lacity.org/hpoz/citywide-hpoz-ordinance, accessed July 24, 2013, pgs. 11-12. 
20 SurveyLA: Los Angeles Historic Resources Survey, http://preservation.lacity.org/survey, accessed January 5, 2017. 
21 Guide for Professionals Using the Historic Context Statement for Property Evaluations, 

http://preservation.lacity.org/sites/default/files/Guide%20for%20Professionals%20Using%20the%20Historic%20C
ontext%20Statement_Jan%202016_0.pdf, accessed January 5, 2017. 
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eligible. Moreover, there are many variables to consider in assessing integrity depending on why 

a resource is significant.  

Environmental Setting 
Historic Context 

Early Single-Family Residential Development, (1880-1930) 
Angelus Vista Tract  

The Angelus Vista Tract (Tract) was subdivided on November 13, 1902 by owners Fred W. 

Marshall and E.A. Stent from a portion of the S½ of the N.E.¼ of Section 35, Township 1 South, 

Range 14 West of the S.B.B.M.”22 The Tract was bounded by 16th Street (Venice Boulevard) and 

the Los Angeles Electric Railway to the north; by the College Grounds and Manhattan Place to 

the east; Washington Street (Washington Boulevard) to the south, and Wilton Place and a portion 

of J. H. Miller’s land to the west (Figure 3). In a 1902 advertisement in the Los Angeles Times, 

owners of the Tract, Marshall & Stearns sold lots for a short time at $750 a parcel, and that the 

price would go up to $1000 in a few short weeks. The Tract offered proximity the Country Club, 

Nevin Tract, Harvard Military School, and “mountains and valley views, and cool ocean breezes 

all summer long.”23  

Building restrictions for the tract required the constructed residences to cost a minimum of 

$2,000, resulting in large upper-middle class residences found on the tract. Wide streets were 

paved as part of the subdivision. The tract primarily contains single-family residences constructed 

between 1906 and 1930. There are duplexes and fourplexes scattered through the tract built in the 

1910s due to the growing population that occurred along the same time as the LARY streetcar 

expanded along Washington Blvd in 1911. Most of these buildings are in the Craftsman style 

although there are examples of the American Foursquare, Mediterranean Revival, and Spanish 

colonial revival residences. The tract has concrete sidewalks, grassy parkways, and street trees. 

Most of the residences are elevated from the sidewalk and have rear garages.24  

Fred W. Marshall and E.A. Stent decided the tract should have “high grade restrictions” where 

each house is set back a certain distance from the property line. The roads and sidewalks were 

built before any houses were. They did this so that the neighborhood could be a “first class 

neighborhood.”25 In 1902 newspaper advertisements it was stated that “you buy in the direct 

trend of the finest residence section of the city, and where elevation, view and the general 

enforcement of building restrictions will attract the best builders and the best homes.”26 Also 

                                                      
22  City of Los Angeles, Map Book 2, 73. 
23  “Angelus Vista,” The Los Angeles Times, July 6, 1902. 
24  SurveyLA, “Angelus Vista Historic District,” South Los Angeles Historic Districts, Planning Districts, and Multi-

Property Resources, March 2012, Pg. 1. 
25  Fred W. Marshall, “Ramona Park,” The Los Angeles Herald Sun (Los Angeles, CA) August 14, 1910. 
26  The Los Angeles Times (Los Angeles, CA) July 21, 1902. 
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advertised were the great views of the grand valley and mountains from every lot, which would 

be ensured by the restrictions.27 

 
  1848 Gramercy Place / D170785.00 

SOURCE: Los Angeles 
County 
Assessor, 2014 

Figure 3 
Aerial photograph of subject property, showing locations of the Residence, 

Shed, and surrounding area  

                                                      
27  The Los Angeles Times (Los Angeles, CA) June 29, 1902. 
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The early 1907 Sanborn map of the region depicts that people began purchasing and building 

mid-sized two-story single-family residences closer to West 18th Street and Venice Boulevard, 

near the streetcar line, and the area closer to Washington Street (Boulevard) remained 

undeveloped (Figure 4). According to the 1921 Sanborn Map, the west side of South Gramercy 

and homes along Wilton Place between Washington and Pico Boulevards were almost fully 

developed, and few lots remained (Figure 5). Also by this time, a transition had begun from a 

streetcar suburb at the northern end of Tract (along what is now Venice Boulevard), to an 

automobile suburb as many of the residences erected detached garages. In addition, according to 

historic photographs, by 1928 the area of Washington Boulevard, also began to develop with 

commercial businesses after the Los Angeles Railway line was added after 1911. By the 1950 

Sanborn, infill development of larger multi-family residences had begun to transform the 

neighborhood along West 18th Street. Sanborn maps are available in Appendix B. 

 

 
  1848 Gramercy Place D170785.00 

SOURCE: EDR 2018 Figure 4 
1907 Sanborn with 1848 Gramercy Place outlined in red.  
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SOURCE: EDR 2018 Figure 5 
1921 Sanborn with 1848 Gramercy Place outlined in red.  
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Architectural Style 

Arts and Crafts Movement, 1895-1930 
Early Tudor Revival, 1895-1929 

The subject property’s architectural style was derived from the Arts and Crafts Movement which 

originated in England during the second half of the nineteenth century as a reaction to nineteenth 

century industrial culture. The Arts and Crafts Movement called for a return to honesty and utility 

in design, handcrafted construction, and the use of natural materials.  Advocates of the movement 

in England, including William Morris, argued that relying on handcrafted construction allowed 

each creation to be an individual work rather than a standardized industrial product.  In the United 

States, the Arts and Crafts Movement included architecture, furniture, and decorative arts.   

The Craftsman style was adaptable across socioeconomic categories and included both large 

finely crafted homes for the affluent class, and small modestly built cottages or bungalows for the 

working class.  In contrast to earlier styles, the bungalow was intended for the servant-less 

household and could be built by either an unskilled builder using plans from books or with kits 

fully cut and shipped from mail-order houses.  The Craftsman style was publicized extensively in 

lifestyle magazines of the period, which led to a flourishing of pattern books, some of which 

offered prefabricated “kit” components for on-site assembly such as products by Sears Roebuck 

and Company and Pacific Ready-Cut Homes.  In other examples, architects and master builders 

used the architectural vocabulary of the Craftsman style to create complex and highly detailed 

residential architecture.    

The architecture of the Craftsman style was defined by its use of natural materials, hand 

craftsmanship, integration into the landscape, incorporation of the climate, and broad 

horizontality with multilevel eaves.  Craftsman style single-family residences were once 

ubiquitous throughout the United States.  However, because of their wide covered front porches, 

a key design feature that functioned as an outdoor room, Craftsman properties were especially 

popular in warmer areas of the country, such as Southern California.  The typical Craftsman 

residence is one to one-and-one-half stories in height. Its character defining features include: low-

pitched hipped or gabled roofs; wide, overhanging eaves; exposed rafter tails; decorative 

brackets, knee braces or false beams under gable pitches; full- or partial-front porch with tapered 

wood posts and/or masonry piers; shingle, clapboard or ship-lap siding; emphasis on natural 

materials such as stone, handcraftsmanship; emphasis on horizontality in design; and exposed 

structural members, often used as ornamentation.  

As mentioned above, the Arts and Crafts movement was influenced by domestic English 

architecture in the Sixteenth Century. As such, a sub-theme of the Arts & Crafts movement was 

the Tudor Revival style.  Tudor Revival architecture in Los Angeles was often applied to large 

estates, middle-class homes, bungalows, as well as small-scale commercial buildings.28 Tudor 

Revival residences were unlike Georgian style, which were very formal with symmetrical 

balance, whereas the Tudor Revival style could be added to and spread “organically in the 

                                                      
28  Teresa Grimes, “Arts and Crafts Movement, 1895-1905,” SurveyLA Citywide Historic Context Statement, Los 

Angeles: City of Los Angeles, June 2016, 22. 
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landscape.” Many Tudor Revival style residences within the Arts and Crafts movement featured 

projecting wings, clustered and projecting chimneys, perpendicular windows, spacious floor 

plans, slate roof shingles, casement windows (either wood or metal), paneled wood doors, 

decorative timbers on the upper stories. 29  

“The Tudor Revival style was favored in up-scale neighborhoods in Los Angeles such as West 

Adams in the early years of the twentieth century, often appearing side-by-side with 

Craftsman.”30 Both the Craftsman and Tudor Revival styles replaced the earlier Victorian styles 

that were prominent in the  Downtown area in the “early years of its development and signaled 

the growing prosperity of the city builders who spearheaded the movement toward more suburban 

residential areas.”31 During the first three decades of the 20th century, the Arts and Crafts 

movement was common in Los Angeles and the residential neighborhoods of Harvard Heights, 

Jefferson Park/ West Adams, Arlington Heights, Koreatown, Hancock Park, Pasadena, 

Hollywood, and Highland Park.  The Arts & Crafts movement has a generally recognized 

national period of significance of 1905 to 1930 during the time when this style was most 

common.  Craftsman and Tudor Revival style residences dating from 1905 to 1930 are associated 

with the architectural styles and culture of early 20th century residential architecture.  They 

illustrate the broad influence of the Arts and Crafts Movement on the local architects, designers, 

and builders working in Los Angeles during the first few decades of the 20th century.  

Furthermore, they represent the identity and values of the occupants, who found in this style and 

method of construction a means by which to satisfactorily accommodate themselves and their 

families economically, and to express their individuality by selecting from and combining a wide 

variety of plans, window treatments, door treatments, porches, and architectural features then 

available. 

Other examples within the Tract of the Tudor Revival and Craftsman styles include: 1651 South 

Gramercy, built in 1907 and designed by architect Francis X. Lourdou; 1614 South Wilton built 

by Hinkleman & Co. in 1908; 1645 South Gramercy built in 1921 1829 South Gramercy built by 

E.L. Petetfito in 1908; 1831 South Wilton designed by F.M. Tyler in 1906; 1835 South Wilton 

built in 1908; 1826 South Wilton Place designed by F.M. Tyler in 1910 (Figure 6 and 7); 1645 

South Wilton built in 1906; 1625 Cimarron Street built in 1904.  

                                                      
29 Ibid., 22-24. 
30  Teresa Grimes, “Arts and Crafts Movement, 1895-1905,” SurveyLA Citywide Historic Context Statement, Los 

Angeles: City of Los Angeles, June 2016, 23. 
31  Ibid., 23. 
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    1848 Gramercy Place / D170785.00 
SOURCE: Google, 2018 Figure 6 

1651 S. Gramercy Place, built 1908 and designed by Francis X. Lourdou  
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SOURCE: Google, 2018 Figure 7 
1826 S. Wilton Place, designed by F.M. Tyler in 1910  
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Property Type 

Single-Family Residence 
The subject property was built as an example of a mid-size single-family residence, which was 

quite popular within the Tract and the South Los Angeles Area, a budding suburb at the time. For 

lower income working families, single-family residences often consisted of one-story smaller 

bungalows. Bungalows were often constructed on a budget, which is reflected in their vernacular 

design and use of materials, such as wood-frame construction resting on brick foundations and 

minimal architectural ornamentation.  Many of these bungalows were quickly constructed, small 

homes that were added onto in multiple stages.  The architecture emphasized simple focal points, 

including decorative shingling or board and batten siding exterior treatments, gables, bay 

windows, porches, windows and doors.  Whereas middle and upper-class families built larger two 

and two-half story residences on larger lots in the prominent styles of the early 20th Century such 

as Craftsman, Tudor Revival, Spanish Colonial Revival, and Colonial Revival. Many of these 

single-family residences featured lavish designs incorporating large multi-lite windows, hand 

carved woodwork, custom millwork in the interior with spacious floorplans.  Generally, the larger 

residences were placed on larger lots to allow for the maximum amount of yard space, patios, and 

courtyards on the site promoting outdoor living. 

Construction and Occupancy History of 1848 South Gramercy 
Place 

Construction History 
Los Angeles Department of Building and Safety (LADBS), Los Angeles County Assessor 

Records, Sanborn Fire Insurance Maps, historic photographs were consulted to develop a history 

of permitted alterations at the subject property (Table 1). The first building permit for the subject 

property was filed in 1907 by Minnie Stokes. Her husband, Naldo F. Stokes was identified as the 

builder for the two-story, eight room residence (Figure 8).  The 1910 Assessor Record noted a 2 

½ story single family residence with concrete foundation and basement; gable shingled roof; good 

construction; fireplace; coal furnace; 8 plumbing fixtures hooked to sewer; electric lighting; plain 

wood trim; ornamental stock finishes; buffet; bookcases. They also noted that the current owner 

rented out the property at $45/month.  
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SOURCE: USC  Figure 8 
Residence in 1928  

The second building permit, which the Assessor Record collaborates, was for a 20 x 23’ one-story 

addition to the rear of the two-story single family residence. This addition, noted as a “billiards 

room” would have a concrete foundation with a 9’ ceiling. The 1921 Sanborn Map indicates a 

two-story detached garage located on the property, and by the 1960 Sanborn, the two-story 

detached garage has been demolished a new garage has been built (but, now demolished). The 

next available building permit was for owner Maggie Wilson in 1982, who had a fire door and 

new stairs installed to the two-story residence. The next permit available was for earthquake 

damage. This involved repairing the foundation, adding anchor bolts and plywood, cripple walls 

to the residence and detached garage. Building Permits are available in Appendix C, and 

Assessor Records are available in Appendix D. 
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TABLE 1 
1848 SOUTH GRAMERCY PLACE 

LOS ANGELES DEPARTMENT OF BUILDING AND SAFETY BUILDING PERMITS32 

Date 

Permit/ 
Assessor 
# Owner 

Architect 
(A) and/or 
Contractor 
(C) Valuation ($) Description 

7/2/1907 03846 Minnie Stokes Naldo F. 
Stokes (C) 

$3,500 Residence, two-stories, 38 x 40’, 
concrete foundation, brick chimney, 
shingle peak roof, cellar,  

1910 Assessor 
Record 

Eleanor G. 
Whitman 

  
2 ½ story single family residence 
with concrete foundation and 
basement; gable shingled roof; 
good construction; fireplace; coal 
furnace; 8 plumbing fixtures 
hooked to sewer; electric lighting; 
plain wood trim; ornamental stock 
finishes; buffet; bookcases. 
Occupancy indicated rented at 
$45/month   

04/23/1920 6032 R.M. Stagg Hess & 
Avora (C) 

$1,000 20x23’ addition “billiards room” to a 
Residence, one-story addition, 
concrete foundation, 9’ ceiling 

9/15/1920 Assessor 
Record 

R.M. Stagg  $1,000 A 20x23’ addition to the 2 ½ story 
single-family residence with 
concrete foundation; shake siding; 
composition roof; good 
construction; wood trim; “art glass,” 
plain, ornamental, stock finishes; 
oak buffet; good condition.  

03/15/1982 7046 Maggie Wilson N/A $1,500 Install fire door and new stairs to a 
two-story, with detached garage 

04/06/1995 36945 William Foster N/A $18,000 Earthquake damage, repair 
foundation and add anchor bolts 
and plywood, cripple wall to a SFD 
w/ Detached Garage (Length 63’ x 
Width 35’ x Height 20’) 

Unpermitted Alterations  

In addition to the permitted changes to the Residence, ESA’s architectural historians noted the 

following unpermitted alterations (Figure 9). On the west (primary) elevation, the front door 

appears to have been replaced and a security grill added; the original porch has been altered and 

multi-lite window removed and replaced with a faux timber and aluminum- slider window 

(Figure 10); and a planter box has been removed from the second-story paired windows. The 

porch also has new concrete foundation with rocks added, and scored walkway. The columns and 

stucco cladding has been restuccoed with a thick-coarse concrete plaster (the chimney appears to 

have the original stucco finish). The original columns on the porch, also were most likely wood, 

as popular within the neighborhood, and other Stokes’ residences. Additionally, the original roof 

was shingle, similar to the shingle shakes on the second story. These shingle shakes can be seen 

under the current composition roof. On the south elevation, two windows have been replaced, and 

a grill has been added to the attic window. The port-cochere has also been compromised, as verge 

board has been extended, it is also now supported by two metal pipes, and furthermore, the 

                                                      
32 Documentation exists for all permits and certificates of occupancy listed in this table. 
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original wood trim has been rough stuccoed.  On the east elevation, there is a second-story 

addition made to the 1920s permitted addition. Stairs were also added at this time. Windows 

located on the north side of the addition have been altered.  Also at the rear, windows on the rear 

porch have been enclosed and a door added. On the rear roof, a skylight was also added. On the 

north elevation a window has been replaced and another filled in.  

 

 
  1848 Gramercy Place / D170785.00 

SOURCE: USC, Google Figure 9 
Residence in 1928 and today  
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   1848 Gramercy Place / D170785.00 
SOURCE: ESA, 2018 Figure 10 

Front façade window alteration from exterior and interior  
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Builder 

Naldo and Minnie Stokes 
Naldo F. Stokes was born in 1866 in Pennsylvania, and his wife, Minnie, was born in 1875 in 

Ireland.33 They were married in 1881 in Chicago and moved to Los Angeles in 1897.34 They had 

one son, Frank in 1914. In the 1920 United States Federal Census, Naldo was listed as a self-

employed contractor.35  

Minnie Stokes and Naldo F. Stokes worked together as early independent real estate developers, 

buying approximately three lots at a time within a tract or area to develop and then sell. Minnie 

handled the real estate and Naldo was the builder. For example, in the Los Angeles Herald Sun, 

1909, it was stated that Minnie Stokes bought lots 29, 30, and 31 in the Wellington Place Tract 

with the plan to have her husband improve each with a “fine residence” and to be sold.36 Many of 

their buildings, two story residences or bungalows, were listed in the newspapers and were to be 

sold for around $3-6,000.37 One example of this was, Naldo built three homes on Raymond 

Avenue within four months, which were then quickly bought up by newcomers flooding into 

California.  The newspaper stated, “[t]he inside finish is of a very high order, all the floors on the 

lower story being in oak, and on the upper in maple. The houses have handsome mantle-pieces, 

beamed ceilings, built in buffets, and all the accessories of a comfortable, modern house.”38 

Blocks in Los Angeles were similarly developed in triplets of homes, like this example, and 

quickly bought up in the 1910s.39  

Naldo F. Stokes and his family often lived in one of the residences they built before selling them. 

In 1916, the residence the Stokes lived in the Hollywood Foothill District was sold to Frederick 

M. Steele, the former president of the Highland Park National Bank of Chicago.40 They also often 

used their residence as an example of the quality of work they could do. In 1905, their residence 

at 1905 Grace Ave was listed in many newspaper advertisements as an example of Naldo F. 

Stokes quality of craftsmanship.41  

Stokes built a number of residences that are currently contributors in historic districts within Los 

Angeles. His houses followed the trends at the time of their construction and mimicked many 

popular designs by other architects. For example, many of the buildings he built in Adams-

                                                      
33 United States Federal Census, 1920. 
34 “Obituaries,” The Los Angeles Times (Los Angeles, CA), October 22, 1954. 
35 United States Federal Census, 1920. 
36 The Los Angeles Herald Sun (Los Angeles, CA) April 11, 1909. 
37 The Los Angeles Herald Sun (Los Angeles, CA) January 15, 1909; The Los Angeles Herald Sun (Los Angeles, CA) 

July 15, 1906; The Los Angeles Herald Sun (Los Angeles, CA) May 21, 1905; The Los Angeles Herald Sun (Los 
Angeles, CA) November 18, 1906; The Los Angeles Herald Sun (Los Angeles, CA) September 27, 1908; The Los 
Angeles Herald Sun (Los Angeles, CA) May 11, 1910; The Los Angeles Times Sun (Los Angeles, CA) April 19, 
1906; The Los Angeles Times Sun (Los Angeles, CA) December 1, 1912; The Los Angeles Times Sun (Los Angeles, 
CA) January 24, 1915; The Los Angeles Times Sun (Los Angeles, CA) July 17, 1904. 

38 “Building the City Beautiful,” The Los Angeles Times (Los Angeles, CA) September 28, 1909.  
39 “Building the City Beautiful,” The Los Angeles Times (Los Angeles, CA) September 28, 1909. 
40 “Five Dwellings Change Hands, Week Notable for Sales of Large Houses,” The Los Angeles Times (Los Angeles 

CA), February 27, 1916. 
41 Los Angeles Department of City Planning. Recommendation Report, May 12, 2015, pg. 2.  
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Normandie in the 1900s, such as 2707 S. Raymond Ave and 2656 Normandie Ave, were 

constructed in the Craftsman style and mimicked other early houses in the neighborhood. In the 

1910s, his buildings displayed more classical details. Examples include 1905 Grace Ave and 339 

S. Oxford Ave. When he and his wife, Minnie, began developing in the Windsor Square district 

in the early 1920s, he used the popular Spanish Colonial Revival styles on buildings such as the 

residences found at 106 N Arden Blvd. and 108 S. Beachwood Dr. Naldo F. Stokes passed away 

on February 15, 1929.42 Minnie passed away in 1954.43 Presented in Appendix E are the known 

houses developed and built by Naldo and Minnie.  

One of the best examples of his work in the Tudor Revival style is 2756 South Raymond Avenue, 

Normandie Adams Historic District Contributor (Figure 11). Another notable example of his 

work is 2656 Normandie Avenue in the Craftsman style. This residence was previously identified 

as a district contributor to the local Normandie Adams Historic District (Figure 12).  

 
  1848 Gramercy Place / D170785.00 

SOURCE: Google Figure 11 
2756 S. Raymond Ave. 

 

                                                      
42 “Naldo F. Stokes,” California, Death Index, 1905-1939 
43 “Obituaries,” The Los Angeles Times (Los Angeles, CA), October 22, 1954. 
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  1848 Gramercy Place / D170785.00 

SOURCE: Google Figure 12 
2656 Normandie Avenue 

 

Occupancy and Ownership History 
City directories, building permits on file with the City’s Building Division, as well as Assessor, 

U. S. Census, newspapers, and other records, were reviewed to determine if the subject property 

has any significant associations with the productive lives of historic personages. The property 

demonstrated a high turnover of occupancy as could be expected with a rental property. Table 2 

below summarizes the occupancy and ownership history of 1848 S Gramercy Place. 

The first known owner of the Residence was Eleanor G. Whitman, who appears to have rented 

the subject property according to Assessor Records, may have not lived at the subject property. 

The second known occupants of the subject property were Amasa and Effie Spring, and their 

daughters Vera and Kathleen.44 The subject property was owned by Eleanor G. Whitmam, who, 

according to Assessor records, rented the property out to tenants at $45/month. Vera’s wedding to 

Laurence Field Kelsy was announced in the Los Angeles Times and Los Angeles Herald in the 

Society sections, they were married in 1911.45 Amasa was born in New York in 1869 and was a 

                                                      
44 “Wedding Date Announced,” Los Angeles Times, October 30, 1910. 
45 “Popular Society Bud Makes Beautiful Bride,” Los Angeles Evening Herald, November 8, 1911. 
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Civil Engineer; and Effie was born in Canada in 1871.46 Amasa and his family occupied the 

home for only one year before moving to Beverly Hills. No additional information was found 

pertaining to their lives.  

The third known occupant was R.M. Stagg who built the billiards room for the subject property. 

Raymond Stagg was born in 1886 in Stockton, California, and married to Ruth M. Stagg, the 

couple had four children, Richard and Bret. R.M. Stagg was a commercial photographer for some 

of the leading newspapers within Los Angeles, the Times and the Herald. After odd jobs, 

Raymond began his own commercial photography business, which he worked in all lines of 

business.47 According to the 1920 U.S. Census the couple also employed a servant while living at 

the Residence. After a bitter divorce in 1925, , which lead to a nasty custody battle between 

Ruth’s mother and Raymond, as Ruth had run off to Cuba, the family moved out of the 

Residence.48  

The fourth known occupant was Carlos Cuevas in 1924. After Cuevas, the Kraus family moved 

into the residence sometime before 1929. The Kraus family originated from Hungary and 

immigrated to the United States in 1921. The family consisted of the matriarch, widow Regina, 

daughter; Margaret (1888-?); sons Adolph (1869-?), a painter; Michael (1898-1979), a shoe 

repairman and maker; Max, a shoe repairman; William, a shoe repairman and maker (1903-

1966); and Geo (George), a painter (1890-?).49 Members of the family lived on the property until 

1951 and during that time took a number of lodgers. The first lodger was Julius Stern, a Jewish 

Russian widower, in 1930. Thomas M. Maloney, a policeman, and Charlotte Nice, a nurse, lived 

on the property in 1933. Following them, Alex Chisard, a cement worker, and Ethel Kaufman, a 

beauty shop worker lodged at the property in 1937. In 1940, the Kraus’ had three additional 

lodgers A.G. Spielman, born in Germany in 1876; Fred Campi born in Iowa in 1877; and Fred J. 

Bradley, born in Arkansas in 1906. 50  In 1942, John Withington, a salesman and Cherry lived on 

the property. Withington was born in England in 1901 and immigrated to the United States in 

1910. Following them, Fred Bradley, Jas F. Dorothy, a plaiter, and John Hann, a Taylor. 

Following the Krauses, Ned D.  Kojuharoff lived on the subject property. Ned was born in 

Bulgaria in 1903 and passed away in 2004. The last residents on record are Albert Morning and 

Timothy Robins.  

                                                      
46 Thirteenth Census of the United States, 1910 (NARA microfilm publication T624, 1,178 rolls). Records of the 

Bureau of the Census, Record Group 29. National Archives, Washington, D.C. and U.S. City Directories, 1822-1995 
[database on-line]. Provo, UT, USA: Ancestry.com Operations, Inc., 2011. 

47  John Stewen McGroarty, Los Angeles from the Mountains to the Sea. American Historical Society, 1921, 72. 
48 “Case Continued,” Los Angeles Times, November 29, 1926; and “Adoption Opposed by Father,” Los Angeles Times, 

November 28, 1925. 
49 United States of America, Bureau of the Census. Fifteenth Census of the United States, 1930. Washington, D.C.: 

National Archives and Records Administration, 1930. T626, 2,667 rolls; and United States of America, Bureau of 
the Census. Sixteenth Census of the United States, 1940. Washington, D.C.: National Archives and Records 
Administration, 1940. T627, 4,643 rolls. 

50 United States of America, Bureau of the Census. Sixteenth Census of the United States, 1940. Washington, D.C.: 
National Archives and Records Administration, 1940. T627, 4,643 rolls. 
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The house had many lodgers over the years with quick turnaround. The longest residents were the 

Kraus family members who most likely rented a unit within the house or the detached garage 

(demolished).  

TABLE 2 
1848 GRAMERCY PLACE, LOS ANGELES OCCUPANCY HISTORY 

Year Source  Occupant Occupation 

1910 Assessor Record Eleanor G. Whitman 
(owner); rented property 

 

1911 Los Angeles Times 
and Los Angeles 
Herald 

 Amasa Spring 
 Effie Spring 
 Vera Spring  

Civil Engineer 

1920 Assessor Record/ 
Building Permit 

R.M. Stagg  

1924 Los Angeles Directory 
Co. 

Carlos Cuevas Broker 

1929-1933 
1929-1950 

Los Angeles Directory 
Co.; Voter Registration  

 Adolph Kraus 
 Michael Kraus 

Painter 
Shoe Repair 

1929-1948 Los Angeles Directory 
Co.; US Census 
(1930, 1940; CA Voter 
Registration 

Margaret Kraus  

1930-1933 
1930 
1930-1951 
1930-1933 

1930 US Federal 
Census; Los Angeles 
Directory Co. 

 Regina Kraus 
 William Kraus 
 George Kraus  
 Julius Stern (lodger) 

Widow (David) 
Painter 
Painter 
 

1933 Los Angeles Directory 
Co. 

 Max Kraus 
 Thomas M. Maloney 

(lodger) 
 Charlotte Nice 

(lodger) 

Shoe repair 
Police 
Nurse 

1940 
 
 
1940-1942 

US Census  A.G. Spielman 
(lodger) 

 Fred Campi (lodger) 
 Fred J. Bradley 

(lodger) 

Salesman 
 
Pointer 

1942 
 

Los Angeles Directory 
Co. 
 

 Cherry (lodger 
 John H. Withington 

(lodger) 
Jas F. Dorothy 
(lodger) 

 John Hann (lodger) 

M. A.  
Salesman  
 
Plaiting 
 
Tailor 

1981 Pacific Telephone Ned D. Kojuharoff  

2000 Haines & Company  Albert Morning 
 Timothy Robins 
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Evaluation 
Historical Resources identified 

Previous Evaluations of the Subject Property 
The subject property was evaluated as part of a Section 106 Review for HUD in 1987, the DPR 

(19-173454) indicates that it was assigned a 6Y CHRS status, denoting “determined ineligible for 

NR by consensus through Section 106 process- Not evaluated for CR or Local Listing.”  

In 2012, SurveyLA conducted a survey of the South Los Angeles Community Plan Area, and did 

not identify 1848 Gramercy Place as an individually significant historic resources or as a 

contributor to a potential historic district.51  

Evaluation of Potential Historical Resources within the Subject 
Property 

Architectural Description 
The subject property occupies a parcel on the east side of South Gramercy Place, just north of 

Washington Boulevard. It is improved with a two-story an Arts & Crafts, Tudor Revival 

residence, along with a detached garage, which is located at the southeast corner.  

Residence 

The residence is set back from the front property line. Access to the front door from the sidewalk 

is provided by a scored concrete walkway. A scored concrete walkway (alteration) leads to the 

front door from the driveway as well. The driveway is along the south (side) property line and 

leads to the porte-corche. There is also a concrete slab for additional parking in the front yard area 

(alteration). There is a lawn with some mature bushes along the front façade of the residence 

(Figure 13). The Residence is an irregularly shaped, westward oriented building with horizontal 

massing. It has wood shingle and stucco cladding and is roofed in composite tiles. It has a 

sideways-facing gable roof with an airplane second story with a similar roof and exposed rafter 

tails. There are two casement wood windows with a small porch and railing. There is a cross 

gable with half timbering designs, and decorative roof joists. In the cross gable, there are two 

hung windows with 4/2 true-divided lites. There is a plane vergeboard.  The entrance porch gable 

is less steeply pitched but has similar decorative details to the larger cross gable. It is held up by 

stucco clad rectangular columns. The entrance door is a large wood door with a security door 

(alteration) and two wood side lites with 2/3 true-divided-lites. South of the entry porch is a semi-

hexagonal bay with a large wood hung window in the center and two hung windows on either 

side with true-divided-lites. South of the bay is a small pop-out addition (alteration) with a fixed 

window and half-timbering details (alteration). South of that is a porte-cochere. 

 

                                                      
51  Architectural Resources Group, Historic Resources Survey Report: South Los Angeles, Prepared for the City of Los 

Angeles, Department of City Planning, Office of Historic Resources, March 2012.  
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  1848 Gramercy Place / D170785.00 

SOURCE: ESA 2018 Figure 13 
The primary (west) facade, view east 

The south (side) elevation has two side-facing gables and a shed roof covering the porte-cochere. 

Close to the western side, there is a wood window with ¾ true-divided lites (Figure 14). Under 

the porte-cochere, there is a wood door with 2/5 true-divided-lites with a side lite with 3/5 true-

divided lites over a concrete and stucco step, this appears to be altered (Figure 15). East of that is 

a wood awning window with 5/2 lites. East of that is a wood hung window and an aluminum 

hung window (alteration). Above the porte-cochere is a wood casement window. On the second 

story, there are two hung wood windows, a casement window, and a wood hung window and an 

aluminum hung window (alteration) (Figure 16). The first story has stucco siding and the second 

story has wood shingles. The eastern portion has two aluminum sliding windows, wood clapboard 

siding and a low mansard roof (Figure 17).  
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SOURCE: ESA 2018 Figure 14 
The Residence’s south elevation, view east 

 
  1848 Gramercy Place / D170785.00 

SOURCE: ESA 2018 Figure 15 
Secondary door on the south elevation, altered 
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SOURCE: ESA 2018 Figure 16 
The commercial building’s primary (west) elevation, 

view southeast 

 
  1848 Gramercy Place / D170785.00 

SOURCE: ESA 2018 Figure 17  
The commercial building’s primary (west) elevation, 

view southeast 

The north (side) elevation is partially obscured by the side-yard fence (Figure 18). There are 

three wood casement windows on the west side of the northern elevation. Under the windows out 

is a wood hung window. East of that is a pop-out on the second story with a shed roof. Under the 

pop out is another window (Figure 19). East of that window, there is a wood casement window. 

The second story has four wood windows: two casement windows and a hung window in the 

center and an additional sliding window above the center window in the attic. Under the middle 
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hung window is an aluminum sliding window (alteration) and east of that are three aluminum 

windows (alteration) (Figure 20). 

 
  1848 Gramercy Place / D170785.00 
SOURCE: ESA 2018 Figure 18 

The north (side) elevation 

 
  1848 Gramercy Place / D170785.00 
SOURCE: ESA 2018 Figure 19 

South (side) elevation 
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  1848 Gramercy Place / D170785.00 
SOURCE: ESA 2018 Figure 20 

South (side) elevation 

The east (rear) elevation appears to be extensively altered. The south portion has a large pop out 
addition with a low mansard roof, wood clapboard siding, and an aluminum sliding window on 
the east elevation (alteration) and a wood hung window on the north elevation. On the first floor 
north of the pop out is a window with decorative liting. Above that are two aluminum sliding 
windows (alteration). On the north elevation are two aluminum sliding windows (alteration) and a 
door. In the middle of the east elevation are two wood windows obscured by security bars.  To the 
very north is another pop-out with a wood door and two closed in fan-lites (alteration) (Figure 
21). 

 
  1848 Gramercy Place / D170785.00 
SOURCE: ESA 2018 Figure 21 

East (rear) elevation 
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Shed 

There is a shed in the east (rear) yard of the property. It has vertical wood siding, a shed roof, and 

a door with a wood window on either side on the west elevation. The door has a security door 

(alteration) (Figure 22) 

 
  1848 Gramercy Place / D170785.00 

SOURCE: ESA 2018 Figure 22 
East (rear) elevation 
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SurveyLA Registration Requirements and Eligibility Standards 
There is one SurveyLA theme associated with the subject property: Early Residential 

Development: Single-Family Development (1880-1930), and Early Tudor Revival style (1895-

1929).52 The following is the Context Summary Table developed by the OHR that defines the 

eligibility standards, character-defining features, and integrity aspects a historical resource needs 

to have in order to be considered eligible in association with the aforementioned theme. These 

standards were utilized in the evaluation of the improvements on the subject property that follows 

below.  

SurveyLA Eligibility Criteria 
Context: Early Residential Development: Single-Family Residential Development 

  

                                                      
52  SurveyLA, Los Angeles Citywide Historic Context Statement, Residential Development and Suburbanization, 

Early Residential Development, 1880-1930. Accessed May 31, 2018. 
https://preservation.lacity.org/sites/default/files/EarlyResidentialDevelopment_1880-1930_0.pdf  

SUMMARY STATEMENT OF 
SIGNIFCANCE  

Resources significant within the theme of early residential Development include single-
and multi-family residences. Properties evaluated under this theme may be significant in 
the areas of Settlement and/or Community Planning and Development for their 
association with the earliest periods of residential development in Los Angeles. Although 
not required, some resource may also be significant examples of their respective styles. 
Multi-family properties may also represent significant examples of multi-family building 
types. 

PROPERTY TYPE: Residential; Single Family Residence/Multi-Family Residence  

PROPERTY SUB TYPE: Significant property types are those representing important periods of early residential 
development in neighborhoods of Los Angeles  

GEOGRAPHIC LOCATION Citywide 

AREA OF SIGNIFICANCE Settlement; Community Planning and Development  

CRITERIA A/1/1 

PERIOD OF SIGNIFICANCE 1880-1930 

ELIGIBILITY STANDARDS: Dates from the period of significance 

Represents very early period of settlement/residential development in a neighborhood or 
community 
Is a rare surviving and intact example of the type in the neighborhood or community 

CHARACTER 
DEFINING/ASSOCIATIVE 
FEATURES: 

Retains most of the essential physical and character defining features form the period of 
significance 
Has an important association with early settlement or residential development within a 
neighborhood or community 
May also be significant for its association with important early settlers 

May be within an area later subdivided and built out 

Often site in a prominent locations 

INTEGRITY 
CONSIDERATIONS: 

Should retain integrity of Location, Feeling, Design, and Association 

Some original materials may be altered or removed 
 For very early examples, which are increasingly rare, there may be a 

greater degree of alterations or few extant features  
Setting may have changed(surrounding buildings and land uses 
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Context: Architecture and Engineering, 1850-1980 

 

  

THEME: Arts and Crafts Movement, 1895-1930 

SUB THEME: Tudor Revival, 1895-1929 

PROPERTY TYPE: Residential 

PROPERTY SUB TYPE: Single-Family Residence 

GEOGRAPHIC LOCATION West Adams, Hancock Park, and Windsor Square. Small groupings may also be 
found citywide. Hollywood, Mid-Wilshire, Westlake, Lafayette Square, Silver Lake, 
Lincoln Heights, Highland Park, and Eagle Rock,  San Pedro, Palms, Venice, and 
Tujunga 

AREA OF SIGNIFICANCE Architecture 

CRITERIA C/3/3 

PERIOD OF SIGNIFICANCE 1895-1929 

ELIGIBILITY STANDARDS: Was constructed during the period of significance 

Exhibits quality of design through distinctive features 

Exemplifies the tenets of the Arts and Crafts movement and the Tudor Revival style 

CHARACTER 
DEFINING/ASSOCIATIVE 
FEATURES: 

Retains most of the essential physical features from the period of significance 

Usually two stories in height 

Irregular building forms 

Predominately brick or stucco exteriors, or a combination 

Decorative half-timbering 

Steeply pitched, usually multi-gabled roofs 

Massive chimneys that are a prominent visual element 

Entrance vestibules with arched openings 

Tall, narrow, multi-paned casement windows arranged in groups 

Represents an early or rare example of the style in the community in which it is 
located 
If Cotswold then may have stucco exteriors with an irregular plaster finish, rolling roof 
eaves and eyebrow arches over entries and dormers 

INTEGRITY CONSIDERATIONS: Original use may have changed 

Should retain integrity of Design, Workmanship, Feeling, Setting, and Materials 

The most common alteration is the replacement of windows and the enclosure of 
porches 
Some window replacement may be acceptable if the openings have not been 
resized, particularly windows associated with kitchens and bathrooms on rear and 
side elevations 
Brick or stonework may have been painted; acceptable as it is reversible 

Building may have been moved for preservation purposes 
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Significance Evaluation 
ESA reviewed the Residence located on the subject property for significance under the federal, 

state, and local criteria. The subject property was evaluated under the following historical themes: 

Early Residential Development: Single-Family Development (1880-1930), and Early Tudor 

Revival style (1895-1929).  

National Register, California Register, Los Angeles Historic-Cultural 
Monument 

Broad Patterns of History 
With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant 
contribution to the broad patterns of our history. 

California Register Criterion 1: Is associated with events that have made a significant 
contribution to the broad patterns of California's history and cultural heritage. 

Los Angeles Historic Cultural Monument Criterion 1: The proposed site, building, or 
structure reflects or exemplifies the broad cultural, political, economic, or social history of 
the nation, state, or City (community). 

The subject property was originally improved in 1907, five years after the subdivision termed the 

Angelus Vista Tract was subdivided by owners Marshall and Stent. The Tract was bounded by 

16th Street (Venice Boulevard) and the Los Angeles Electric Railway to the north; by the College 

Grounds and Manhattan Place to the east; Washington Street (Washington Boulevard) to the 

south, and Wilton Place and a portion of J. H. Miller’s land to the west. Marshall and Stent put 

building restrictions on the Tract to ensure that only middle to upper-middle class two-story 

residences would be built. However, once the Los Angeles Railway was constructed on 

Washington Boulevard, the tract morphed due to the growing population and the streetcar line. 

Once the streetcar line was added, duplexes and fourplexes were scattered throughout the 

remaining parcels within the tract. The Residence, being built in 1907 represents a later addition 

to the Tract that did not influence the settlement or growth of the tract, or influence the design of 

homes within the tract, as illustrated by the 1907, 1921, and 1950 Sanborn maps. Other intact 

early examples of the two-story single-family residences survive within the tract including 1625 

Cimarron Street, built in 1904. Furthermore, the Residence was one of many two-story residences 

built in South Los Angeles during this era, and are well preserved due to the Adams Normandie 

Historic District and the Harvard Heights Historic District. As such, the subject property does not 

represent a significant contribution to the broad patterns of our history or the Single-Family 

Development of Los Angeles. Therefore, the subject property is recommended ineligible for 

listing under National Register Criterion A, California Register Criterion 1, and LAHCM 1. 

Significant Persons 
With regard to associations with important persons, the following are the relevant criteria: 

National Register Criterion B: Is associated with the lives of persons significant in our past. 

California Register Criterion 2: Is associated with the lives of persons important in our 
past. 



 

1848 South Gramercy Place 39 ESA / D170785.00 
Historical Resources Assessment  June 2018 

Los Angeles Historic Cultural Monument Criterion 2: The proposed site, building, or 
structure is identified with historic personages or with important events in the main currents 
of national, state, or local history. 

The subject property is not associated with the productive lives of persons significant in national 

or state history. Known occupants of the subject property and their confirmed dates of occupancy 

include Amasa, Efffie and Vera Spring (1911); R.M. Stagg (1920); Raymond R., Ruth M, 

Richard F. Bret T. Stagg (1920); Carlos Cuevas (1924); and longtime residents the Kraus Family, 

including Adolph, Michael, Margaret, Regina, William, George, and Max (1929-1951). The 

Kraus family had several lodgers over the years including Julius Stern (1930-1933); Thomas 

Maloney and Charlotte Nice (1933); A.G. Spielman, Fred Campi, and Fred Bradley (1940); and 

Cherry, John H. Withington, Jas. F. Dorthoy, and John Hann (1942). There does not appear to be 

any evidence in the sources consulted—including County voter records, U.S. Censuses, city 

directories, marriage indices, building permits, and Los Angeles Times announcements--to 

suggest that any of these individuals were significant in national, state, or local history.  The only 

potentially noteworthy person would be R.M. Stagg, as he was an early commercial 

photographer, however he only briefly lived in the subject property for approximately four to five 

years before he moved to the Hollywood area to be closer to the studios. In addition, one his 

studios where he worked would be a better representation of his personal success or his residence 

at 5787 Tuxedo Terrace, Hollywood.  Therefore, the subject property is recommended 

ineligible for listing under National Register Criterion B, California Register Criterion 2, or 

LAHCM Criterion 2 for eligibility related to a historic personage. 

Architecture 
With regard to architecture, design, or construction, the following are the relevant criteria: 

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or 
method of construction or that represent the work of a master, or that possess high artistic 
values, or that represent a significant and distinguishable entity whose components may lack 
individual distinction. 

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, 
region, or method of construction, or represents the work of an important creative individual, 
or possesses high artistic values. 

Los Angeles Historic Cultural Monument Criterion 3: The proposed site, building, or 
structure embodies certain distinguishing architectural characteristics of an architectural‐type 
specimen, inherently valuable for a study of a period style or method of construction; or the 
proposed site, building, or structure is a notable work of a master builder, designer, or 
architect whose individual genius influenced his age. 

The builder of the Residence was Naldo Stokes, a well published builder at the time due to his 

wife’s real estate acumen. Though well published, he was not a master builder. Naldo and his 

wife Minnie would purchase three lots at a time within a tract, and Naldo would built large two-

story mid-sized single-family residences. Minnie would then sell the residences for approximately 

$6,000. The houses that he would build mimicked and even copied whatever trend was being 

built in that neighborhood i.e. Craftsman, Tudor Revival, and Spanish Colonial Revival. During 

the early part of his career in South Los Angeles, he built primarily Craftsman, and faux Tudor 
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Revival style residences within the South Los Angeles area, before moving north to the 

Hollywood area. The neighborhoods in the South Los Angeles area were well known areas for 

larger Craftsman and Tudor Revival style residences.  

As mentioned above, Stokes’ designs mimicked and even copied other architects’ work including 

some of the most prominent architects in this area, F.M. Tyler and Francis X. Lourdou who built 

several homes within the South Los Angeles area, and within the tract, including 1826 South 

Wilton Place and 1651 South Gramercy Place, both built in the Tudor Revival style. Since many 

of the residences he built mimicked other designs, they often lacked individual distinction and 

original design, such is the case for the subject property. Stokes’ designed the Residence in 1907 

in the Tudor Revival style with elements of the Craftsman style, and as such is not a pure 

example of the Tudor Revival style. As an individual resource, the Residence on the subject 

property does not embody distinguishing architectural characteristics of the Tudor Revival style. 

While it has some of the character-defining features of the style such as the steeply pitched multi-

gable roof, and decorative half timbering, it lacks other features such as the massive chimney; 

narrow, but large multi-pane windows; irregular footprint; and parapet or Flemish gable. The 

design also involves uncharacteristic elements of the style including exposed rafter tails, cedar 

shakes cladding, and decorative square columns, which are partially masked by stucco. Stokes 

was not a master builder of the Tudor Revival style, and only has one notable example of the 

style, which is 2756 South Raymond Avenue. This residence features character-defining features 

of the style including half-timbering with quatrefoils, massive chimney, steeply pitched multi-

gable roof, narrow multi-pane lights, and large windows. As such, the subject property is not an 

excellent example of a style, type, work of a master builder or architect, and does not possesses 

high artistic value. Therefore, the subject property is recommended ineligible for listing 

under National Register Criterion C, California Register Criterion 3, LAHCM Criterion 3. 

Data 
National Register Criterion D. It yields, or may be likely to yield, information important in 
prehistory or history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important 
in prehistory or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to 

buildings, structures, and objects that contain important information. In order for these types of 

properties to be eligible under Criterion D/4, they themselves must be, or must have been, the 

principal source of the important information. The Residence does not appear to yield significant 

information that would expand our current knowledge or theories of design, methods of 

construction, operation, or other information that is not already known. Therefore, the subject 

property is recommended ineligible for listing under National Register Criterion D and 

California Register Criterion 4. 

Integrity Analysis 
The National Register and California Register recognizes a property's integrity through seven 

aspects or qualities: location, design, setting, materials, workmanship, feeling, and association. 

Eligible properties should retain several, if not most, of these aspects. Both registers require that a 
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resource retain sufficient integrity to convey its significance, and the property must retain the 

essential physical features that enable it to convey its historical identity. Integrity is based on 

significance and understanding why a property is important. National Register Bulletin 15 states 

that “only after significance is fully established can you proceed to the issue of integrity.”53 

The subject property was evaluated under the themes of Early Residential Development: Single-

Family Development (1880-1930), and Early Tudor Revival style (1895-1929). While it was 

determined not to be individually significant under the associated themes, this integrity analysis is 

included to demonstrate that the subject property does not retain enough integrity as an individual 

resource, or a contributor to a district, such as the Angelus Vista Historic District.  SurveyLA, 

contributors to historic districts must be constructed within the identified Period of Significance 

for the district (1906 to 1930); must relate to the contexts and themes for which the district was 

identified as being potentially significant; and retain sufficient integrity to convey significance.54 

Due to extensive alterations, the subject property lacks integrity of design, materials, 

workmanship, and feeling. It only has partial integrity for setting and association. An analysis of 

the subject property’s integrity is presented below. 

Location 

The subject property has not been moved from its original location at 1848 South Gramercy 

Place. Therefore, the subject property retains its integrity of location. 

Setting 

The character of the Angelus Vista Tract and the surrounding neighborhood where the subject 

property is located has changed somewhat since its construction in 1907. The Angelus Vista 

Tract, when subdivided in 1902, restricted the type and size of houses that could be constructed, 

only allowing two-stories or larger. To the north of the subject property, many of these homes 

still remain. However, to the west and south there has been infill development of commercial 

buildings and a multi-family apartment building that has partially altered the setting of the subject 

property. Therefore, the subject property retains partial integrity of setting. 

Design 

The subject property’s original design has been negatively impacted by a variety of alterations 

and additions, including the large 1920s addition to the rear of subject property, which in turn has 

been altered, making it partially two-stories. Windows have also been replaced (not in kind), 

altered, or filled in on a variety of places on the north, east, and south elevations. Some of the 

most major design changes have been to the façade, or primary west elevation of the Residence. 

These include alterations to the driveway, walkway, porch, and enclosure as well as the addition 

of windows on the first-story of the southwest corner. Additionally, the first-story has been 

restuccoed (not in-kind) and the shingle roof has been replaced. Moreover, according to a historic 

photograph from 1920, the Residence is also missing some of the detailing below the second-

                                                      
53 National Register Bulletin 15: How to Apply the National Register Criteria for Evaluation, 44-45, 
http://www.nps.gov/nr/publications/bulletins/pdfs/nrb15.pdf, accessed July 7, 2013. 
54 City of Los Angeles, “SurveyLA Field Survey Results Master Report,” Appendix A. 16. 
http://www.preservation.lacity.org/files/SurveyLA_Cover%20Report_Final_0.pdf. 
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story main ribbon window. These individual alteration types are included in SurveyLA’s list of 

alterations to be accounted for when determining contributor status of a property. Cumulatively, 

the alterations have impacted a large portion of the original design and materials of the first-story 

of the Residence, substantially obscuring their original design intent as Tudor Revival style 

building with Craftsman elements. The subject property’s integrity has been degraded, and the 

only features visible the public right-of-way are the steeply-pitched multi-gabled roof, decorative-

half timbering, and its two-stories in height. Therefore, the subject property does not retain its 

integrity of design. 

Materials 

Some of the original materials of the subject property have been replaced or removed due to 

alterations. These include windows that have a been replaced, altered, or filled in on a variety of 

places on the north, east, and south elevations. Some of the original cedar shakes are in poor 

condition and have either been removed or fallen off. The entire Residence has been restuccoed 

with a thick-coarse concrete plaster. The original stucco can be seen in the historic photograph of 

the house and on the chimney, which was less abrasive and not as thick. Some of the other 

original materials (rafter tails, windows, shakes) on the house are in poor condition due to lack of 

repair or negligence. The original roof was a cedar shake roof, which has been replaced with 

rolled composite roof. The original material elements have been lost due to these alterations. 

Therefore, the subject property does not retain its integrity of materials. 

Workmanship 

The extensive alterations to the subject property have substantially eroded the physical evidence 

of workmanship significant to the Tudor Revival-style of architecture. As such, the Residence 

constructed in 1907 no longer display the workmanship associated with their date of construction. 

Specifically, the workmanship which would have been displaced on the façade of the residence 

has been partially altered due to the change in materials, replacement of the front door, and the 

alteration to the porch with cheaper made wood and aluminum windows. The Assessor Records 

noted that the Residence was of good construction, and the materials that have been used on the 

Residence since that time appear to be incompatible with what the builder would have used in 

1907. Therefore, the subject property does not retain its integrity of workmanship. 

Feeling 

The subject property does not convey a clear sense of the aesthetic or historic quality of the 

Angelus Tract or the South Los Angeles area in the 1910s. The physical, character-defining 

features necessary for its integrity of feeling have been partially eroded due to the changes in 

materials and design as mentioned above. In particular, the alterations to the porch where the 

original tall and large multiplane casement windows were removed and replaced with cheaper 

wood and replacement windows has largely detracted from the Residence’s original feeling of an 

early 1900s single-family residence. The cumulative effect of these and other extant alterations 

obscures the link between the subject property today and the subject property when it was 

initially developed in 1907. Therefore, the subject property does not retain its integrity of 

feeling. 
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Association 

Due to its physical alterations, the subject property only retains a partial link between itself and 

the historic development of the neighborhood. With the alteration to the primary elevation and the 

rear additions, as well as changes in setting, the Residence is not able to convey its significance 

with the larger intact Angelus Vista Tract and neighborhood. Therefore, the subject property 

only retains partial integrity of association. 

TABLE 3 
1848 SOUTH GRAMERCY PLACE, INTEGRITY MATRIX 

Aspect of Integrity Retains Partial 

Retains  

Does Not  

Retain 

Required by SurveyLA Themes 

Location  X   Early Residential Development: 
Single-Family Residential 
Development 

Setting  X  Tudor Revival, 1895-1929 

Design   X Early Residential Development: 
Single-Family Residential 
Development 

Tudor Revival, 1895-1929 

Materials   X Tudor Revival, 1895-1929 

Workmanship   X Tudor Revival, 1895-1929 

Feeling   X Early Residential Development: 
Single-Family Residential 
Development 

Tudor Revival, 1895-1929 

Association   X  Early Residential Development: 
Single-Family Residential 
Development 

 

Conclusion 

In 1987, the subject property was reviewed as part of a Section 106 Review for HUD. The 

resulting DPR (19-173454) indicates that it was assigned a 6Y CHRS status, denoting 

“determined ineligible for NR by consensus through Section 106 process- Not evaluated for CR 

or Local Listing.” In 2012, SurveyLA conducted a survey of the South Los Angeles Community 

Plan Area, and did not identify 1848 Gramercy Place as an individually significant historic 

resources or as a contributor to a potential historic district, including the Angelus Vista Historic 

District.55 As a result of ESA’s investigation, the current technical analysis agrees with the 1987 

                                                      
55  Architectural Resources Group, Historic Resources Survey Report: South Los Angeles, Prepared for the City of Los 

Angeles, Department of City Planning, Office of Historic Resources, March 2012.  
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findings that the property is not eligible for listing on the National Register. Since the date of the 

most recent evaluation was more than five years ago, ESA re-evaluated the subject property at the 

federal, state, and local levels. As a result, ESA found the subject property ineligible for listing 

under all applicable criteria at the federal, state, and local levels.  

There is no evidence that suggests the subject property was significant to the development of the 

Angelus Vista Tract, as the subject property was built five years after the plot was subdivided and 

there are intact early examples of single-family residences within the tract and within in the 

Angelus Vista Historic District. Furthermore, the subject property lacks architectural merit as an 

excellent example of the Tudor Revival style and a notable work of builder Naldo Stokes. The 

subject property also has not yielded, and is not likely to yield, information important in 

prehistory or history. In addition, the subject property lacks integrity of design, materials, 

workmanship and feeling due to alterations. Therefore, ESA recommends that the subject 

property not be considered a historical resource pursuant to CEQA and that it be assigned a CHR 

Status Code of 6Z, “Found ineligible for NR, CR or Local designation through survey 

evaluation.”  
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Margarita Jerabek has 30 years of professional practice in the United States with an 
extensive background in historic preservation, architectural history, art history and 
decorative arts, and historical archaeology.  She specializes in Visual Art and 
Culture, 19th‐20th Century American Architecture, Modern and Contemporary 
Architecture, Architectural Theory and Criticism, Urbanism, and Cultural 
Landscape, and is a regional expert on Southern California architecture.  Her 
qualifications and experience meet and exceed the Secretary of the Interior’s 
Professional Qualification Standards in History, Archaeology, and Architectural 
History. Margarita has managed and conducted a wide range of technical studies in 
support of environmental compliance projects, developed preservation and 
conservation plans, and implemented preservation treatment projects for public 
and private clients in California and throughout the United States.  

Relevant Experience 
Margarita has prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area and Southern 
California.  She provides expert assistance to public agencies and private clients in 
environmental review, from due diligence through planning/design review and 
permitting and when necessary, implements mitigation and preservation treatment 
measures on behalf of her clients. As primary investigator and author of hundreds of 
technical reports, plan review documents, preservation and conservation plans, 
HABS/HAER/HALS reports, construction monitoring reports, salvage reports and 
relocation plans, she is a highly experienced practitioner and expert in addressing 
historical resources issues while supporting and balancing project goals. 

She is an expert in the evaluation, management and treatment of historic 
properties for compliance with Sections 106 and 110 of the NHPA, NEPA, Section 
4(f) of the Department of Transportation Act, CEQA, and local ordinances and 
planning requirements.  Margarita regularly performs assessments to ensure 
conformance with the Secretary of the Interior’s Standards for the Treatment of 
Historic Properties, and assists clients with adaptive reuse/rehabilitation projects 
by providing preservation design and treatment consultation, agency coordination, 
legally defensible documentation, construction monitoring and conservation 
treatment. 

Margarita is a regional expert on Southern California architecture.  She has 
prepared a broad range of environmental documentation and conducted 
preservation projects throughout the Los Angeles metropolitan area as well as in 
Ventura, Orange, Riverside, San Bernardino and San Diego counties.  Beyond her 
technical skill, she is a highly experienced project manager with broad national 
experience throughout the United States.  She currently manages ESA’s on‐call 
historic preservation services with the City of Santa Monica, and Los Angeles 
Unified School District. 

EDUCATION 

Ph.D., Art History, 
University of California, 
Los Angeles 

M.A., Architectural 
History, School of 
Architecture, University 
of Virginia 

Certificate of Historic 
Preservation, School of 
Architecture, University 
of Virginia 

B.A., Art History, 
Oberlin College 

30 YEARS 
EXPERIENCE 

AWARDS 

2014 Preservation 
Award, The Dunbar 
Hotel, L.A. Conservancy 

2014 Westside Prize, 
The Dunbar Hotel, 
Westside Urban Forum  

2014Design Award: 
Tongva Park & Ken 
Genser Square, 
Westside Urban Forum 

Preservation Design 
Awards, RMS Queen 
Mary Conservation Plan 
2012; and Restoration 
and Exhibit Design for 
Home Savings, 
Montebello,2016, 
California Preservation 
Foundation 

PROFESSIONAL 
AFFILIATIONS 

California Preservation 
Foundation 

Santa Monica 
Conservancy 

Society of Architectural 
Historians, Life Member 

American Institute of 
Architects (AIA), 
National Allied Member 



 

 

JOEL LEVANETZ, M.A., 
AICP, RPA 
Senior Architectural 
Historian/Cultural Resources 
Specialist 

Mr. Levanetz  is a Secretary of  Interior Professional Qualified Archaeologist, 
Historian  and Architectural Historian. Mr. Levanetz has  15  years of  experience 
specializing  in  projects  involving  cultural  and  historic  resource  assessments, 
Historic American Building  Survey  (HABS)/Historic American  Engineering 
Record  (HAER) documentation, and DPR  523  series  form preparation. 

Mr. Levanetz has overseen projects  that  range  in  scale and complexity.  As 
project manager, Mr. Levanetz  has  coordinated  surveys, supervised staff and 
subcontractors, provided quality  control  for  data  collection  and  technical 
report  writing,  interacted with  regulatory  agency  personnel, maintained  client 
communications,  tracked budgets, met  crucial project deadlines  and 
established  strong  networks  through business development. 

Mr. Levanetz has a detailed understanding of relevant regulations and ordinances 
that affect  cultural resources and historic properties, such as Sections 106 and 
110 of National Historic  Preservation Act  (NHPA),  the National Environmental 
Protection Act  (NEPA),  the California  Environmental Quality Act  (CEQA), and 
the Secretary of  Interior Standards  for  the Treatment of  Historic Properties. 
He has completed numerous impacts assessments and determinations of 
eligibility  across  a  range  of  administrative  levels  including  local,  state,  and 
National Register  of Historic Places (NRHP). Among the agencies served by 
Mr. Levanetz are the California  Department  of  Transportation  (Caltrans), 
Federal Rail Administration  (FRA),  California High  Speed Rail Authority, Federal 
Highway Administration, Department of Defense (DOD), Federal  Emergency 
Management Agency (FEMA), Bureau of Land Management (BLM), National 
Park  Service  (NPS),  California  Energy  Commission  (CEC),  Federal 
Communications  Commission  (FCC),  Federal  Aviation  Administration  (FAA), 
Department  of  Housing  and  Urban  Development  (HUD)  and  the General 
Services Administration  (GSA) 

DEVELOPMENT 

Weatherization  Assistance  Program  Historic  Architectural  Resources 
Evaluations, Department  of  General  Services,  State  of  California.  Senior 
Architectural Historian. Mr. Levanetz  has  conducted over 70 remote 
investigations and evaluations of historic period residences under  this  large‐scale 
federal program. Using background  research  and NRHP  criteria, he  undertakes 
historical significance evaluations for the numerous built environment resources 
and assesses  potential  impacts  that may  result  from  the program. Each 

EDUCATION 

M.A., Public History 
and Teaching, 
University of San 
Diego, 2008 

B.S., Anthropology 
and Archaeology, 
University of 
Wisconsin‐Madison, 
2004 
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EXPERIENCE 

CERTIFICATIONS/ 
REGISTRATION/ 
EDUCATION 

Registered 
Professional 
Archaeologist 
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AFFILIATIONS 

American Institute of 
Certified Planners 

American Planning 
Association 

National Trust for 
Historic Preservation 

California Preservation 
Foundation 

AWARDS 
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Ashley Brown 

Senior Architectural Historian 

 
Ashley Brown is a senior architectural historian with more than five years of 
academic and professional experience preparing documentation to address 
the restoration, rehabilitation, and adaptive reuse of historic properties—
including historic structures reports, preservation and interpretation plans, 
and National Register of Historic Places nominations. Ashley also has 
experience contributing to California Environmental Quality Act CEQA-level 
documents. She is adept at developing and implementing historic resources 
surveys to address architectural, building, and cemetery condition 
assessments utilizing such programs ArcGIS and Survey123. She has 
worked closely with individuals, preservation groups, Native American tribes, 
small and large communities, and state legislators to preserve their heritage. 
Ashley continues to expand her knowledge of Southern California history by 
conducting primary source research and developing historic contexts.   
 

Relevant Experience 

Cultural Resources Technical Reports 

City of Los Angeles 

Warner Center Cultural Resources Technical Report, City of Los 
Angeles. Report Co-author and Architectural Historian. Ms. Brown co-
authored the Cultural Resources Technical Report. She wrote site-specific 
historic context, and provided support for the impacts analysis. This report is 
in support of a MND.  
 
Los Angeles Department of Water and Power (LADWP), East Hollywood 
District Yard Cultural Resources Technical Report, Los Angeles, CA. 
Architectural Historian and Report Author. ESA prepared a Cultural 
Resources Assessment for the Los Angeles Department of Water and Power 
(LADWP) Distribution Yard No. 2, which was built by the Bureau of Power 
and Light in 1926. Ms. Brown evaluated the District Yard for architectural and 
historic significance at the local, state, and federal levels.  
 
755 Figueroa Street Cultural Resources Technical Report, Los Angeles, 
CA. Cultural Resources Specialist. Ms. Brown authored project specific 
historic context for the 755 Figueroa Street Cultural Resources Report and 
identified archaeological potential for Project site. The Report was used in a 
MND for two new residential tower units in downtown Los Angeles.   
 
 

City of Gardena 

Waste Resources Recover Facility Redevelopment. Report Co-Author. 
ESA will provide an EIR for the proposed redevelopment of a portion of the 
existing Waste Resources Recovery facility, approximately 2.38 acres, and 
expansion of the operation to add approximately 4.04 acres of property to the 
east. The project would involve demolition of all existing structures on site 

EDUCATION 

M.A. Public History: 
Historic Preservation, 
Middle Tennessee 
State University 

B.A. History, 
California University 
of Pennsylvania 

5 YEARS 
EXPERIENCE 

RECOGNITIONS 

Minong, Traditional 
Cultural Property 
National Register 
Nomination – Agency: 
Grand Portage Band 
of Lake Superior 
Chippewa  

Grand Portage CCC 
Indian Division Bridge 
– Agency: National 
Park Service and 
Grand Portage Band 
of Lake Superior 
Chippewa 

 

 



 

 
Hanna is an architectural historian intern with 3 years of academic and professional 
experience performing building conservation, historic research, and field surveys 
and conducting plan reviews for conformance with local regulations and 
ordinances. She has 1.5 years of experience with the City of Los Angeles, 
Department of Planning, in the Office of Historic Resources Historic Preservation 
Overlay Zones (HPOZ) Unit. Her experience and education both in California and 
abroad have given her a wide set of interdisciplinary skills, including strong 
technical and research skills.  

9120 W. Olympic Boulevard Preliminary Assessment and Character Defining 
Features Analysis for the Harkham Hillel Hebrew Academy, Beverly Hills, CA. 
Contributor. ESA prepared a Phase I Historic Resources Assessment for the 
modernist educational building at 9120 W. Olympic Boulevard. The purpose of the 
report is to identify and evaluate potential historic resources. The subject property 
was built in 1963 as the largest Jewish day school. It was built in the Modernist 
architectural style by the renowned architect Sydney Eisenshtate. The Academy 
enrollment has outgrown the existing space, and the school is looking for a way to 
expand its square footage. Hanna is performing research and assisting in the 
preparation of the reports.    
 
3325 Monterey Road Historic Resources Assessment for 3325 Monterey Road, 
San Marino, CA. Contributor. ESA prepared a Historic Resources Assessment for 
the Moderne residence at 3325 Monterey road. The purpose of the report is to 
identify and evaluate potential historic resources. The subject property was built in 
1927 as a retirement residence for William F. Tempel, a real estate broker from 
Chicago. It was designed by Frederick Hust, an architect from Salt Lake City who 
would go on to design the new China Town in Los Angeles. The homeowners are 
looking for a way to expand square footage of the residence. Hanna is performing 
research and assisting in the preparation of the report.  
 
Universal Hilton Environmental Impacts Report and Historic Resources 
Technical Report for 555 W Universal Terrace Parkway, Los Angeles, CA. 
Contributor. ESA prepared an Environmental Impacts Report including a Historic 
Resources Technical Report. The Universal Hilton Hotel was designed by master 
architect, William L. Pereira in 1983 in the postmodern style. The hotel was 
designed to accommodate visitors to the Universal Theme Parks. The hotel 
management wants to expand the number of rooms by building a large addition. 
Hanna is performing research and assisting in the preparation of the report.  
 
361 Myrtle Street Peer Review Letter for the residence at 361 Myrtle Street, 
Glendale, CA. Contributor. ESA prepared a peer review letter to conduct a peer 
review of previous historic resource evaluations and analyze potential cumulative 
impacts of the demolition for the property at 361 Myrtle Street. Previous 

EDUCATION 

MSc Historic 
Conservation, Oxford 
Brookes University 

BA, European Studies, 
Brigham Young 
University 
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PROFESSIONAL 
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The Society for the 
Protection of Ancient 
Buildings 

Historic England 

National Trust for 
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Interest or Natural 
Beauty 
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Sanborn Fire Insurance Maps 



Certified Sanborn® Map Report

Inquiry Number:

6 Armstrong Road, 4th floor 
Shelton, CT 06484
Toll Free: 800.352.0050 
www.edrnet.com

1848 S. Gramercy Place

1848 S. Gramercy Place

Los Angeles, CA 90019

May 09, 2018

5287826.3



Certified Sanborn® Map Report 

Certified Sanborn Results:

Disclaimer - Copyright and Trademark Notice

EDR and its logos (including Sanborn and Sanborn Map) are trademarks of Environmental Data Resources, Inc. or its affiliates. All other trademarks used herein 
are the property of their respective owners.

page-

The Sanborn Library includes more than 1.2 million
fire insurance maps from Sanborn, Bromley, Perris &
Browne, Hopkins, Barlow and others which track
historical property usage in approximately 12,000
American cities and towns.  Collections searched:

Library of Congress

University Publications of America

EDR Private Collection

The Sanborn Library LLC Since 1866™

Limited Permission To Make Copies

Sanborn® Library search results 

Contact:EDR Inquiry # 

Site Name: Client Name:

 Certification #

PO #

Project

1970

1969

1968

1966

1962

1961

1960

1956

1955

1954

1950

1921

1907

05/09/18

1848 S. Gramercy Place
1848 S. Gramercy Place ESA

626 Wilshire Blvd
Los Angeles, CA 90019

5287826.3
Los Angeles, CA 90017

Ashley Brown

The Sanborn Library has been searched by EDR and maps covering the target property location as provided by ESA were identified for the
years listed below. The Sanborn Library is the largest, most complete collection of fire insurance maps. The collection includes maps from
Sanborn, Bromley, Perris & Browne, Hopkins, Barlow, and others.  Only Environmental Data Resources Inc. (EDR) is authorized to grant
rights for commercial reproduction of maps by the Sanborn Library LLC, the copyright holder for the collection.  Results can be
authenticated by visiting www.edrnet.com/sanborn.

The Sanborn Library is continually enhanced with newly identified map archives. This report accesses all maps in the collection as of the
day this report was generated.

5EE6-47A9-9877
D170785.00

Maps Provided:

D170785.00 - S. Gramercy Pl

Certification #: 5EE6-47A9-9877

ESA  (the client) is permitted to make up to FIVE photocopies of this Sanborn Map transmittal and each fire insurance map accompanying this report solely for the
limited use of its customer. No one other than the client is authorized to make copies. Upon request made directly to an EDR Account Executive, the client may be
permitted to make a limited number of additional photocopies. This permission is conditioned upon compliance by the client, its customer and their agents with EDR's
copyright policy; a copy of which is available upon request.

This Report contains certain information obtained from a variety of public and other sources reasonably available to Environmental Data Resources, Inc. It cannot
be concluded from this Report that coverage information for the target and surrounding properties does not exist from other sources. NO WARRANTY
EXPRESSED OR IMPLIED, IS MADE WHATSOEVER IN CONNECTION WITH THIS REPORT. ENVIRONMENTAL DATA RESOURCES, INC. SPECIFICALLY
DISCLAIMS THE MAKING OF ANY SUCH WARRANTIES, INCLUDING WITHOUT LIMITATION, MERCHANTABILITY OR FITNESS FOR A PARTICULAR USE
OR PURPOSE. ALL RISK IS ASSUMED BY THE USER. IN NO EVENT SHALL ENVIRONMENTAL DATA RESOURCES, INC. BE LIABLE TO ANYONE,
WHETHER ARISING OUT OF ERRORS OR OMISSIONS, NEGLIGENCE, ACCIDENT OR ANY OTHER CAUSE, FOR ANY LOSS OF DAMAGE, INCLUDING,
WITHOUT LIMITATION, SPECIAL, INCIDENTAL, CONSEQUENTIAL, OR EXEMPLARY DAMAGES. ANY LIABILITY ON THE PART OF ENVIRONMENTAL
DATA RESOURCES, INC. IS STRICTLY LIMITED TO A REFUND OF THE AMOUNT PAID FOR THIS REPORT. Purchaser accepts this Report "AS IS". Any
analyses, estimates, ratings, environmental risk levels or risk codes provided in this Report are provided for illustrative purposes only, and are not intended to
provide, nor should they be interpreted as providing any facts regarding, or prediction or forecast of, any environmental risk for any property. Only a Phase I
Environmental Site Assessment performed by an environmental professional can provide information regarding the environmental risk for any property.
Additionally, the information provided in this Report is not to be construed as legal advice.
Copyright 2018 by Environmental Data Resources, Inc. All rights reserved. Reproduction in any media or format, in whole or in part, of any report or map of
Environmental Data Resources, Inc., or its affiliates, is prohibited without prior written permission.
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Sanborn Sheet Key
This Certified Sanborn Map Report is based upon the following Sanborn
Fire Insurance map sheets.

1970 Source Sheets

1970
Volume 5A, Sheet 7a

1970
Volume 5A, Sheet 9a

1970
Volume 8, Sheet 868

1970
Volume 8, Sheet 867

1969 Source Sheets

1969
Volume 5A, Sheet 7a

1969
Volume 5A, Sheet 9a

1968 Source Sheets

1968
Volume 5A, Sheet 7a

1968
Volume 5A, Sheet 9a

1968
Volume 8, Sheet 867

1968
Volume 8, Sheet 868

1966 Source Sheets

1966
Volume 8, Sheet 867

1966
Volume 8, Sheet 868

1966
Volume 5A, Sheet 7a

1966
Volume 5A, Sheet 9a
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Sanborn Sheet Key
This Certified Sanborn Map Report is based upon the following Sanborn
Fire Insurance map sheets.

1962 Source Sheets

1962
Volume 8, Sheet 867

1962
Volume 8, Sheet 868

1961 Source Sheets

1961
Volume 8, Sheet 867

1961
Volume 8, Sheet 868

1960 Source Sheets

1960
Volume 8, Sheet 867

1960
Volume 8, Sheet 868

1960
Volume 5A, Sheet 7a

1960
Volume 5A, Sheet 9a

1956 Source Sheets

1956
Volume 5A, Sheet 7a

1956
Volume 5A, Sheet 9a
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Sanborn Sheet Key
This Certified Sanborn Map Report is based upon the following Sanborn
Fire Insurance map sheets.

1955 Source Sheets

1955
Volume 5A, Sheet 7a

1955
Volume 5A, Sheet 9a

1954 Source Sheets

1954
Volume 8, Sheet 867

1954
Volume 8, Sheet 868

1954
Volume 5A, Sheet 7a

1954
Volume 5A, Sheet 9a

1954
Volume 8, Sheet 867

1954
Volume 8, Sheet 868

1954
Volume 5A, Sheet 7a

1954
Volume 5A, Sheet 9a

1950 Source Sheets

1950
Volume 8, Sheet 867

1950
Volume 8, Sheet 868

1950
Volume 8, Sheet 885

1950
Volume 8, Sheet 887
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Sanborn Sheet Key
This Certified Sanborn Map Report is based upon the following Sanborn
Fire Insurance map sheets.

1921 Source Sheets

1921
Volume 8, Sheet 867

1921
Volume 8, Sheet 868

1921
Volume 8, Sheet 885

1921
Volume 8, Sheet 887

1907 Source Sheets

1907
Volume 7, Sheet 813

1907
Volume 7, Sheet 815

1907
Volume 7, Sheet 831

1907
Volume 7, Sheet 833

5287826 3 6
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Outlined areas indicate map sheets within the collection. 0 Feet 150 300 600
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Appendix C 
LADBS Building Permits

























 

   

Appendix D 
Los Angeles County  
Assessor Records

















 

   

Appendix E 
Stokes Residence





 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
547 W Harvard    Demolished 
6543 Franklin Avenue 
(Mentioned as Stokes’ address in 6561 Franklin Avenue permit) 

   Demolished 

2656 Normandie Avenue  1905 Craftsman 5D1/Adams-Normandie 
Neighborhood  

 
2707 S. Raymond Ave 1905 Craftsman 5D1/Adams-Normandie District 

Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
2744 S. Raymond Ave.  1905 Craftsman 5D1, Adams-Normandie District 

Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
2817 S. Normandie 1905 Craftsman  5D3 

 
2827 S. Normandie 1905 Craftsman  

 
339 West Twenty-Eighth Street 1905 

 
  Demolished 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
1624 S Gramercy  1906 Craftsman  

 
2642 S. Normandie Ave. 1906 Craftsman 5D1, Adams-Normandie District 

Contributor  

 
2646 S. Normandie Ave. 1906 Craftsman 5D1, Adams-Normandie District 

Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
2652 S. Normandie Ave. 1906 Craftsman 5D1, Adams-Normandie District 

Contributor 

 
2750 S. Raymond Ave. 1906 Craftsman  5D1, Adams-Normandie District 

Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
2734 S. Raymond Ave.  1907 Craftsman 5D1, Adams-Normandie District 

Contributor 

 
1807 Wilton Place  (Angelus Vista #2 Tract) 1908 Craftsman 5D3 Angelus Vista Historical 

District  

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
245 S. Harvard 1908 Tudor Revival   

 
2756 S. Raymond Ave.  1908 Tudor Revival  5D1, Adams-Normandie District 

Contributor 

 
335 West Twenty-Eighth Street  
(Listed as Stokes’ residence for Raymond Avenue permits) 

1909   Demolished 

1519 Poinsettia Pl 1912   Demolished 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
1905 Grace Ave. 1916 Colonial Revival  HCM 

 
339 S. Oxford Ave. 1916 Neoclassical  

 
7280 Hillside Avenue  1916 Mission Revival  Demolished 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 

 
6561 Franklin Avenue  (Mentioned as Stokes’ address in 1923 
from 176 S Beachwood Dr. permit) 

1919 Altered   

 
315 S. Lucerne Blvd. 1920 Colonial Revival  5D1, Windsor Square District 

Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
106 N. Arden Boulevard  1921 Spanish Colonial 

Revival  
5D1, Windsor Square District 
Contributor  

 
106 N. Lucerne Blvd. 1921 Spanish Colonial 

Revival  
5D1, Contributor to Windsor 
Square District 

 
108 S. Beachwood Drive 1922 Spanish Colonial 

Revival  
5D1, Windsor Square District 
Contributor 

 



 
1848 South Gramercy Place  ESA  
Historic Resources Assessment   June 2018 
 

Residences Built by Naldo and Minnie Stokes 
Within Los Angeles  

Address Year Style Status  (CHRS), if applicable Photo 
212 N. Beachwood Drive 1922 

 
Spanish Colonial 
Revival 

5D1, Windsor Square District 
Contributor 

 
176 S. Beachwood Dr. 1923 Spanish Colonial 

Revival 
5D1, Windsor Square District 
Contributor 

 
176 South Beachwood Drive, Hancock Park 1923 Spanish Colonial 

Revival Style 
None 

 





 

   

Appendix F 
DPR Form





DPR 523L (Rev. 1/1995)(Word 9/2013) 

X Update  or   Continuation  

*P3a. Description (continued): 

The subject property occupies a parcel on the east side of South Gramercy Place, just north of 

Washington Boulevard. It is improved with a two-story an Arts & Crafts, Tudor Revival residence, along 

with a detached garage, which is located at the southeast corner.  

Residence 

The residence is set back from the front property line. Access to the front door from the sidewalk is 

provided by a scored concrete walkway. A scored concrete walkway (alteration) leads to the front door 

from the driveway as well. The driveway is along the south (side) property line and leads to the porte-

corche. There is also a concrete slab for additional parking in the front yard area (alteration). There is a 

lawn with some mature bushes along the front façade of the residence (Figure 11). The Residence is an 

irregularly shaped, westward oriented building with horizontal massing. It has wood shingle and stucco 

cladding and is roofed in composite tiles. It has a sideways-facing gable roof with an airplane second 

story with a similar roof and exposed rafter tails. There are two casement wood windows with a small 

porch and railing. There is a cross gable with half timbering designs, and decorative roof joists. In the 

cross gable, there are two hung windows with 4/2 true-divided lites. There is a plane vergeboard.  The 

entrance porch gable is less steeply pitched but has similar decorative details to the larger cross gable. It 

is held up by stucco clad rectangular columns. The entrance door is a large wood door with a security 

door (alteration) and two wood side lites with 2/3 true-divided-lites. South of the entry porch is a semi-

hexagonal bay with a large wood hung window in the center and two hung windows on either side with 

true-divided-lites. South of the bay is a small pop-out addition (alteration) with a fixed window and half-

timbering details (alteration). South of that is a porte-cochere. 

The south (side) elevation has two side-facing gables and a shed roof covering the porte-cochere. Close to 
the western side, there is a wood window with ¾ true-divided lites. Under the porte-cochere, there is a 
wood door with 2/5 true-divided-lites with a side lite with 3/5 true-divided lites over a concrete and 
stucco step. East of that is a wood awning window with 5/2 lites. East of that is a wood hung window and 
an aluminum hung window (alteration). Above the porte-cochere is a wood casement window. On the 
second story, there are two hung wood windows, a casement window, and a wood hung window and an 
aluminum hung window (alteration). The first story has stucco siding and the second story has wood 
shingles. The eastern portion has two aluminum sliding windows, wood clapboard siding and a low 
mansard roof.  

The north (side) elevation is partially obscured by the side-yard fence. There are three wood casement 

windows on the west side of the northern elevation. Under the windows out is a wood hung window. 

East of that is a pop-out on the second story with a shed roof. Under the pop out is another window. 

East of that window, there is a wood casement window. The second story has four wood windows: two 

State of California  Natural Resources Agency  Primary#  P-19-173454 
DEPARTMENT OF PARKS AND RECREATION  HRI #                  
       Trinomial                    
CONTINUATION SHEET     
Property Name:     1848 South Gramercy Place                                        
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casement windows and a hung window in the center and an additional sliding window above the center 

window in the attic. Under the middle hung window is an aluminum sliding window (alteration) and east 

of that are three aluminum windows (alteration). 

The east (rear) elevation appears to be extensively altered. The south portion has a large pop out 

addition with a low mansard roof, wood clapboard siding, and an aluminum sliding window on the east 

elevation (alteration) and a wood hung window on the north elevation. On the first floor north of the 

pop out is a window with decorative liting. Above that are two aluminum sliding windows (alteration). 

On the north elevation are two aluminum sliding windows (alteration) and a door. In the middle of the 

east elevation are two wood windows obscured by security bars.  To the very north is another pop-out 

with a wood door and two closed in fan-lites (alteration). 

Shed 

There is a shed in the east (rear) yard of the property. It has vertical wood siding, a shed roof, and a door 

with a wood window on either side on the west elevation. The door has a security door (alteration). 

*B6. Construction History (continued): 

Los Angeles Department of Building and Safety (LADBS), Los Angeles County Assessor Records, Sanborn 

Fire Insurance Maps, historic photographs were consulted to develop a history of permitted alterations 

at the subject property. The first building permit for the subject property was filed in 1907 by Minnie 

Stokes. Her husband, Naldo F. Stokes was identified as the builder for the two-story, eight room 

residence.  The 1910 Assessor Record noted a 2 ½ story single family residence with concrete foundation 

and basement; gable shingled roof; good construction; fireplace; coal furnace; 8 plumbing fixtures 

hooked to sewer; electric lighting; plain wood trim; ornamental stock finishes; buffet; bookcases. They 

also noted that the current owner rented out the property at $45/month.  

The second building permit, which the Assessor Record collaborates, was for a 20 x 23’ one-story 

addition to the rear of the two-story single family residence. This addition, noted as a “billiards room” 

would have a concrete foundation with a 9’ ceiling. The 1921 Sanborn Map indicates a two-story 

detached garage located on the property, and by the 1960 Sanborn, the two-story detached garage has 

been demolished a new garage has been built (but, now demolished). The next available building permit 

was for owner Maggie Wilson in 1982, who had a fire door and new stairs installed to the two-story 

residence. The next permit available was for earthquake damage. This involved repairing the foundation, 

adding anchor bolts and plywood, cripple walls to the residence and detached garage.  

Unpermitted Alterations  

In addition to the permitted changes to the Residence, ESA’s architectural historians noted the following 

unpermitted alterations. On the west (primary) elevation, the front door appears to have been replaced 

and a security grill added; the original porch has been altered and multi-lite window removed and 

replaced with a faux timber and aluminum- slider window; and a planter box has been removed from 

the second-story paired windows. The porch also has new concrete foundation with rocks added, and 
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scored walkway. The columns and stucco cladding has been restuccoed with a thick-coarse concrete 

plaster (the chimney appears to have the original stucco finish). The original columns on the porch, also 

were most likely wood, as popular within the neighborhood, and other Stokes’ residences. Additionally, 

the original roof was shingle, similar to the shingle shakes on the second story. These shingle shakes can 

be seen under the current composition roof. On the south elevation, two windows have been replaced, 

and a grill has been added to the attic window. The port-cochere has also been compromised, as verge 

board has been extended, it is also now supported by two metal pipes, and furthermore, the original 

wood trim has been rough stuccoed.  On the east elevation, there is a second-story addition made to the 

1920s permitted addition. Stairs were also added at this time. Windows located on the north side of the 

addition have been altered.  Also at the rear, windows on the rear porch have been enclosed and a door 

added. On the rear roof, a skylight was also added. On the north elevation a window has been replaced 

and another filled in.  

*B10. Significance (continued): 

National Register and California Register 

a. Broad Patterns of History 

With regard to broad patterns of history, the following are the relevant criteria: 

National Register Criterion A: Is associated with events that have made a significant contribution to the 

broad patterns of our history. 

California Register Criterion 1: Is associated with events that have made a significant contribution to the 

broad patterns of California's history and cultural heritage. 

Los Angeles Historic Cultural Monument Criterion 1: The proposed site, building, or structure reflects or 
exemplifies the broad cultural, political, economic, or social history of the nation, state, or City 
(community). 

The subject property was originally improved in 1907, five years after the subdivision termed the Angelus 
Vista Tract was subdivided by owners Marshall and Stent. The Tract was bounded by 16th Street (Venice 
Boulevard) and the Los Angeles Electric Railway to the north; by the College Grounds and Manhattan 
Place to the east; Washington Street (Washington Boulevard) to the south, and Wilton Place and a portion 
of J. H. Miller’s land to the west. Marshall and Stent put building restrictions on the Tract to ensure that 
only middle to upper-middle class two-story residences would be built. However, once the Los Angeles 
Railway was constructed on Washington Boulevard, the tract morphed due to the growing population and 
the streetcar line. Once the streetcar line was added, duplexes and fourplexes were scattered throughout 
the remaining parcels within the tract. The Residence, being built in 1907 represents a later addition to the 
Tract that did not influence the settlement or growth of the tract, or influence the design of homes within 
the tract, as illustrated by the 1907, 1921, and 1950 Sanborn maps. Other intact early examples of the 
two-story single-family residences survive within the tract including 1625 Cimarron Street, built in 1904. 
Furthermore, the Residence was one of many two-story residences built in South Los Angeles during this 
era, and are well preserved due to the Adams Normandie Historic District and the Harvard Heights 
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Historic District. As such, the subject property does not represent a significant contribution to the broad 
patterns of our history or the Single-Family Development of Los Angeles. Therefore, the subject 
property is recommended ineligible for listing under National Register Criterion A, California

Register Criterion 1, and LAHCM 1.

b. Significant Persons

With regard to associations with important persons, the following are the relevant criteria:

National Register Criterion B: Is associated with the lives of persons significant in our past.

California Register Criterion 2: Is associated with the lives of persons important in our past.

Los Angeles Historic Cultural Monument Criterion 2: The proposed site, building, or structure is 
identified with historic personages or with important events in the main currents of national, state, or local 
history.

The subject property is not associated with the productive lives of persons significant in national or state 
history. Known occupants of the subject property and their confirmed dates of occupancy include Amasa, 
Efffie and Vera Spring (1911); R.M. Stagg (1920); Raymond R., Ruth M, Richard F. Bret T. Stagg
(1920); Carlos Cuevas (1924); and longtime residents the Kraus Family, including Adolph, Michael, 
Margaret, Regina, William, George, and Max (1929-1951). The Kraus family had several lodgers over the 
years including Julius Stern (1930-1933); Thomas Maloney and Charlotte Nice (1933); A.G. Spielman, 
Fred Campi, and Fred Bradley (1940); and Cherry, John H. Withington, Jas. F. Dorthoy, and John Hann
(1942). There does not appear to be any evidence in the sources consulted—including County voter 
records, U.S. Censuses, city directories, marriage indices, building permits, and Los Angeles Times

announcements--to suggest that any of these individuals were significant in national, state, or local
history.  The only potentially noteworthy person would be R.M. Stagg, as he was an early commercial 
photographer, however he only briefly lived in the subject property for approximately four to five years 
before he moved to the Hollywood area to be closer to the studios. In addition, one his studios where he 
worked would be a better representation of his personal success or his residence at 5787 Tuxedo Terrace, 
Hollywood. Therefore, the subject property is recommended ineligible for listing under National 
Register Criterion B, California Register Criterion 2, or LAHCM Criterion 2 for eligibility related

to a historic personage.

c. Architecture

With regard to architecture, design, or construction, the following are the relevant criteria:

National Register Criterion C: Embodies the distinctive characteristics of a type, period, or method of 
construction or that represent the work of a master, or that possess high artistic values, or that 
represent a significant and distinguishable entity whose components may lack individual distinction.

California Register Criterion 3: Embodies the distinctive characteristics of a type, period, region, or 
method of construction, or represents the work of an important creative individual, or possesses high 
artistic values. 
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Los Angeles Historic Cultural Monument Criterion 3: The proposed site, building, or structure embodies 
certain distinguishing architectural characteristics of an architectural‐type specimen, inherently valuable 
for a study of a period style or method of construction; or the proposed site, building, or structure is a 
notable work of a master builder, designer, or architect whose individual genius influenced his age. 

The builder of the Residence was Naldo Stokes, a well published builder at the time due to his wife’s real 
estate acumen. Though well published, he was not a master builder. Naldo and his wife Minnie would 
purchase three lots at a time within a tract, and Naldo would built large two-story mid-sized single-family 
residences. Minnie would then sell the residences for approximately $6,000. The houses that he would 
build mimicked and even copied whatever trend was being built in that neighborhood i.e. Craftsman, 
Tudor Revival, and Spanish Colonial Revival. During the early part of his career in South Los Angeles, 
he built primarily Craftsman, and faux Tudor Revival style residences within the South Los Angeles area, 
before moving north to the Hollywood area. The neighborhoods in the South Los Angeles area were well 
known areas for larger Craftsman and Tudor Revival style residences.  

As mentioned above, Stokes’ designs mimicked and even copied other architects’ work including one of 
the most prominent architects in this area, F.M. Tyler who built several homes within the South Los 
Angeles area, and within the tract, including 1826 South Wilton Place built in the Tudor Revival style. 
Since many of the residences he built mimicked other designs, they often lacked individual distinction 
and original design, such is the case for the subject property. Stokes’ designed the Residence in 1907 in 
the Tudor Revival style with elements of the Craftsman style, and as such is not a pure example of the 
Tudor Revival style. As an individual resource, the Residence on the subject property does not embody 
distinguishing architectural characteristics of the Tudor Revival style. While it has some of the character-
defining features of the style such as the steeply pitched multi-gable roof, and decorative half timbering, it 
lacks other features such as the massive chimney; narrow, but large multi-pane windows; irregular 
footprint; and parapet or Flemish gable. The design also involves uncharacteristic elements of the style 
including exposed rafter tails, cedar shakes cladding, and decorative square columns, which are partially 
masked by stucco. Stokes was not a master builder of the Tudor Revival style, and only has one notable 
example of the style, which is 2756 South Raymond Avenue. This residence features character-defining 
features of the style including half-timbering with quatrefoils, massive chimney, steeply pitched multi-
gable roof, narrow multi-pane lights, and large windows. As such, the subject property is not an excellent 
example of a style, type, work of a master builder or architect, and does not possesses high artistic value. 
Therefore, the subject property is recommended ineligible for listing under National Register 

Criterion C, California Register Criterion 3, LAHCM Criterion 3. 

d. Data 

National Register Criterion D. It yields, or may be likely to yield, information important in prehistory or 

history. 

California Register Criterion 4. Has yielded, or may be likely to yield, information important in prehistory 

or history. 

While most often applied to archaeological districts and sites, Criterion D/4 can also apply to buildings, 
structures, and objects that contain important information. In order for these types of properties to be 
eligible under Criterion D/4, they themselves must be, or must have been, the principal source of the 
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important information. The Residence does not appear to yield significant information that would expand 
our current knowledge or theories of design, methods of construction, operation, or other information that 
is not already known. Therefore, the subject property is recommended ineligible for listing under 

National Register Criterion D and California Register Criterion 4. 
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REFERRAL FORMS: 

Thi~ form is ~o _serve as an inter-agency referral for City Planning applications associated with Housing Development 
ProJects consisting of residential-only development creating two or more dwelling units, Transitional Housing, Supportive 
Housing, or mixed-use development with at least two-thirds of the square footage dedicated to residential uses. This 
completed form shall be accompanied by plans signed by a DBS Plan Check engineer as part of a City Planning application. 

INSTRUCTIONS: Preliminary Zoning Assessment Referrals 

1. Appointments: Each involved agency may require appointments to complete individual portions of this referral form . 
Please inquire with individual agency staff to determine whether an appointment is required. 

After receiving a completed Preliminary Zoning Assessment Referral Form, an appointment to file a City Planning 
application at the Development Services Centers is also required and must be made via the City Planning website: 
http://planninq.lacity.org. 

2. Review Materials: Review of the referral form by staff is intended to identify and determine compliance with City zoning 
and land use requirements necessary to achieve the proposed project. Materials submitted for Project Screening and 
the Preliminary Zoning Assessment must comply with the respective agency's criteria for submittal. Please consult the 
respective agency for specific submittal requirements. 

a. Project Screening: Projects must be screened to determine whether a Preliminary Zoning Assessment is required. 
Screening will be conducted by City Planning staff prior to completion of a zoning Plan Check with the Department 
of Building & Safety. A site plan and floor plans are required to complete the screening. 

b. Preliminary Zoning Assessment: Applicants will need to submit for zoning Plan Check with the Los Angeles 
Department of Building and Safety (LADBS) to ascertain if there are any zoning issues or necessary approvals 
associated with the project and site that should be resolved. 

3. Contact Information: 

DOWNTOWN 
OFFICES: 

VALLEY OFFICES: 

WEST LA OFFICES: 

Department of Building and Safety, Metro 
Office 
201 N. Figueroa St., 4th Floor 
Los Angeles, CA 90012 
Phone: (213)473-3231 
Website: http://www.ladbs.org 

Deparbnent of Building and Safety, Van 
Nuys Office 
6262 Van Nuys Blvd., Suite 251 
Van Nuys, CA 91401 

Deparbnent of Building and Safety, West 
Los Angeles Office 
1828 Sawtelle Blvd. 
Los Angeles, CA 90025 

Department of City Planning 
DSC Preliminary Application Review Program 
(PARP) Unit 
Figueroa Plaza 
201 N. Figueroa St. , 5th Floor 
Los Angeles, CA 90012 

Email: planning.PARP@lacity.org 

Deparbnent of City Planning 
DSC Metro Counter 
Figueroa Plaza 
201 N. Figueroa St. , 4th Floor 
Los Angeles, CA 90012 
http://ptanninq.lacity.org 

Deparbnent of City Planning 
DSC Valley Counter 
Marvin Braude Building 
6262 Van Nuys Blvd., Suite 251 
Van Nuys, CA 91401 
Phone: (818) 374-5050 

Department of City Planning 
DSC West Los Angeles Counter 
1828 Sawtelle Blvd., 2nd Floor 
West Los Angeles, CA 90025 
Phone: (310) 231-2598 

CP-4064 Preliminary Zoning Assessment Referral Form DCP & DBS (1/3/2020) Page 1 of9 



:\. - L llloJect lnfonnatlon • To bl completed by appllcant1 

1. PROJECT LOCATION, ZONING & LAND USE JURISDICTION 
Project Address: 1848 s Gramercy Place, Los Angeles, CA 90019 
Project Name (if applicable): ...;;G_ra_m_e_rc....:.y_M_a_n_or _______________________ _ 
Assessor Parcel Number(s): _s_o7_3_-0_1_6-_00_9 ________________________ _ 
Legal Description (Lot, Block, Tract): Lot - 76, Block - None, Tract - Angelus Vista 
Community Plan: South Los Anqeles Number of Parcels: 1.00 Lot Area: 8,931.30 s. f. 
Current Zone(s) & Height District(s): C1 .5-WL Land Use Designation: Neighborhood Commercial 
Alley in rear ................ .............................................................................................................. □Yes 121No 
Coastal Zone ............................................................................................................................ □Yes 121No 
Downtown Design Guide Area ...................................................................................................... □Yes 121No 
Enterprise Zone ........................................................................................................................ □Yes 121No 
Greater Downtown Housing Incentive Area ..................................................................................... □Yes [ZINo 
Hillside Area (Zoning) ................................................................................................................. □Yes 121No 
Site contains Historical features .................................................................................................... □Yes □No 
Special Grading Area (BOE) Area ......................................................................................... ........ □Yes lilNo 
Very High Fire Hazard Severity Zone Area .................................................................................. .... □Yes [2)No 
□ Specific Plan: _________________________________ _ 
□ Historic Preservation Overlay Zone (HPOZ): ______________________ _ 
□ Design Review Board (ORB): ___________________________ _ 
□ Redevelopment Project Area: ___________________________ _ 
[21 Overlay Zone (CPIO/CDO/POD/NSO/RIO/CUGU/etc. ): _C_P_IO_-_S_ou_t_h _Lo-'s_A_n.a..:.qe_le_s ___________ _ 
□ a-condition/ D-limitation/ T-classification (ordinance + subarea): ________________ _ 
□ Legal (Lot Cut Date) ____________________________ _ 
~ Related City Planning Cases _C_P_C_-_20_2_0_-2_1 _1 s_-D_B _____________________ _ 
!!I ZI 2477, 2488, 2427, 2452,2484, 2280, 2374 

□ Affidavits -----------------------------------1!1 Easements 4' easement by LADWP on the rear side of the lot. 
12) TOC Tier (must be verified by City Planning, Housing Services) 11 (see the attached verification) 

2. PROJECT DESCRIPTION 
Project Description/Proposed Use The proposed project is a mixed-use commercial/residential buildinq comprisinq of one 
commercial and 33 residential units. It will have seven stories with a 28,000 sf of floor area and 76 ft height. 
The project uses California State Density Bonus and AB 2442 incentives. 

No. of Stories: 7.00 No. of Dwelling Units: 33 Floor Area: 27,546 
Existing Use/No. of Units: A sinqle-family house of 4 bedrooms and 2 bathrooms and 3,658 sq. ft of floor area. 
Permanent Supportive Housing (LAMC Sec. 14.00) □ Yes !!I No UDU (LAMC Sec. 14.00) □ Yes "1 No 

3. APPLICANT INFORMATION 
Name: Janet Jha 
Phone: (310) 995-4859 
Email: janetlln1@gmail.com 

4. REPRESENTATIVE INFORMATION 
Name: Hamid Dehghan 
Phone: 310-359-2245 
Email: hamld@hrdarch.com 

t All fteld• In thl1 form must be completed. If an Item Is not applicable, write N/A. 
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CP-3562  RPA Administrative Review and Referral  Mid City  (11/11/2019) Page 1 of 5 

RELATED CODE SECTION:  Los Angeles Municipal Code Section (LAMC) 11.5.14 establishes the process and 
procedures for implementing the Redevelopment Plan. 

PURPOSE:  This Administrative Review and Referral form determines the appropriate review process for proposed Projects 
within a Redevelopment Project Area. Proposed development activity within Redevelopment Project Areas must conform 
to the Land Uses Permitted in the Project Area Section of respective Redevelopment Plan. 

GENERAL INFORMATION 

 A Redevelopment Plan Project (Project) includes any proposed development activity within a Redevelopment
Project Area with an Unexpired Redevelopment Plan, that includes the issuance of a building, grading, demolition,
sign or change of use permit. Refer to 11.5.14 for the full definition.

 Land Uses Permitted in the Project Area, see Section 500 of the Mid-City Redevelopment Plan.  Visit
Planning4LA.org to review the Mid-City Redevelopment Plan.

 Review process options available:

 Administrative Review – Redevelopment Plan
 Administrative Review – Design for Development
 Project Compliance
 Project Adjustment

1. APPLICANT INFORMATION

Applicant Name_________________________________________________________________________

Address_______________________________________________________________________________

City________________________________ State____________________ Zip Code__________________

Telephone___________________________ Email_____________________________________________

2. PROJECT BACKGROUND

Project Address_________________________________________________________________________

Assessor Parcel Number______________________ Existing Zoning_______________________________

Project Type: 

Change of Use Addition Exterior Alteration 
Interior Alteration Demolition Signs 
Use of Land New Construction Grading 

Project Description (include any additional requested entitlements) _____________________________________ 

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________

__________________________________________________________________________________________ 

REDEVELOPMENT  PROJECT AREA  –  MID-CITY CORRIDORS 

Administrative  Review  and  Referral 

CPC-2020-2115-DB, 1848 S. GRAMERCY PLACE, 90019

https://planning4la.org/
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Eligible or Identified Historic Resource (refer to http://zimas.lacity.org/ and https://historicplacesla.org check one below) 

Yes No 

Lot Area _____________________________________ Project FAR____________________________________ 

Current Use __________________________________ Proposed Use__________________________________ 

Existing Residential sq.ft .________________________ Proposed Residential sq. ft. _______________________ 

Existing Non-Residential sq.ft. ____________________ Proposed Non-Residential sq. ft. ___________________ 

Number of new residential units _________________________________________________________________ 

Number of residential units to remain _____________________________________________________________ 

Number of residential units to be demolished _______________________________________________________ 

Building Permit No. (if applicable) ________________________________________________________________ 

    Environmental Review  Project is Ministerial – Environmental Review Not Required  

  Not Yet Filed   Filed (Indicate case number)    ________________________ 

3. CHECKLIST  -  Mid-City Corridors Redevelopment  Plan

Complete the following checklist using the terms listed below.  To see the full list of defined terms reference LAMC
Section 11.5.14. To complete the checklist please refer to the corresponding Section of the Redevelopment Plan. The
Redevelopment Plans are available on the City Planning website at Planning4LA.org.

 N/A - Not Applicable: This Redevelopment Plan Section does not apply to the proposed Project. No further
action is required.

 YES - Conforms: The proposed Project conforms to the Redevelopment Plan section. The proposed Project
may require Project Compliance. Not all Redevelopment Plans require additional action.

 NO - Does Not Conform: The proposed Project DOES NOT conform to the Redevelopment Plan section.
The proposed Project will require a Project Adjustment.  Alternatively, modify the proposed Project and
resubmit this form demonstrating compliance with the Redevelopment Plan.

CPC-2020-2115-DB

http://zimas.lacity.org/
https://historicplacesla.org/
http://www.planning4la.org/
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Redevelopment Plan Section 
Plan Sheet or 
Supplemental 

Document 
(Demonstrating Compliance)

Redevelopment 
Plan Conformance 

 (Check One) Staff Comments 
N/A YES NO 

501. General Controls and
Limitations

Applicant must review this 
Redevelopment Plan section.

- - - 

502. Redevelopment Plan Map
 Input the Redevelopment Plan Land Use

Designation

503.1.  Commercial 
 Input the City Zone designation

503.2.  Residential 
 Input the City Zone designation

503.3  Commercial Manufacturing 
 Input the City Zone designation

503.4.  Limited Industrial   Applicant must review this 
Redevelopment Plan section. - - -

503.5.  Residential Uses within 
Commercial, Commercial 
Manufacturing, and Limited 
Industrial     

503.6.  Alternate Uses 
 Input the City Zone designation

504.1.   Public Uses 
 Findings Required if other use – Project

Compliance
 Refer to Criteria 1-4

Applicant must review this 
Redevelopment Plan section. - - -

504.2.  Public Street Layout, 
Rights-of-Way and Easements 

Applicant must review this 

Redevelopment Plan section. 
- - -

504.3.  Other Semi-Public, 
Institutional and Non-Profit Uses Applicant must review this 

Redevelopment Plan section. 
- - -

505. Interim Uses Applicant must review this 
Redevelopment Plan section. - - -

506. Nonconforming Uses Applicant must review this 
Redevelopment Plan section. - - -

507. New Construction and
Rehabilitation of Properties

Applicant must review this 
Redevelopment Plan section. - - - 

508. Limitation on type, Size
and Height of Buildings

Applicant must review this 
Redevelopment Plan section. - - - 

511. Open Space, Landscaping,
Light, Air and Privacy

Applicant must review this 
Redevelopment Plan section. - - - 

512. Signs
 Check Sign DFD if applicable

Applicant must review this 
Redevelopment Plan section. - - - 

513. Utilities Applicant must review this 
Redevelopment Plan section. - - -

SHOW CONFORMANCE

N/A

N/A

N/A

PROPOSED PROJECT MIXED USE: 
ALLOWED USE, PROVIDED 
DESIGN ,PROPERLY LOCATED IN 
COMMERCIAL AREAS AND 
CONSISTENT W/COMMUNTIY PLAN. 

 C1.5

N/A

N/A

SHOW CONFORMANCE

N/A

N/A

N/A

SHOW CONFORMANCE

N/A

SHOW CONFORMANCE

N/A, NOT A SIGN REQUEST

SHOW CONFORMANCE

COMMERCIAL L.U 
DESIGNATION
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Redevelopment Plan 
Section 

Plan Sheet or 
Supplemental 

Document 
(Demonstrating Compliance) 

Redevelopment Plan 
Conformance 

(Check One) Staff Comments
N/A YES NO 

514. Parking and Loading
Facilities

Applicant must review this 
Redevelopment Plan section. - - -

515. Setbacks Applicant must review this 
Redevelopment Plan section. - - -

516. Incompatible Uses Applicant must review this 
Redevelopment Plan section. - - -

517. Resubdivision of Parcels Applicant must review this 
Redevelopment Plan section.

- - -

518. Minor Variations
Applicant must review this Redevelopment Plan section. Findings in 

this Section must be prepared for any sections of this Form 
checked “NO” unless the Project is modified. 

520. Design Guidelines
Applicant must review the 

Design Guidelines 
Redevelopment Plan section. 

521. Variances, Conditional
Use Permits, Building Permits,
and other Land Use
Entitlements

Applicant must review this 
Redevelopment Plan section. - - - 

522. Buildings of Architectural
and Historic Significance

Applicant must review Survey 
LA.  - - -

CPC-2020-2115-DB

SHOW CONFORMANCE

SHOW CONFORMANCE

N/A

N/A

N/A

SITE HCM NOMINATION-
DENIED, NOT HISTORIC.

DFD FOR SIGNS, NO SIGNS 
WITH THIS REQUEST
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4. PROJECT  REVIEW  REQUIREMENTS

SUBMITTAL PACKAGE  (check all that apply)

 A.    Administrative Review for the Redevelopment Plan
   The Submittal Package includes this Administrative Review and Referral Form, and the Documents and Materials 

for the Administrative Review and Referral Form, listed in the Administrative Review Instruction (CP-3540). 

NOTE:  For an Administrative Review clearance, the project must conform to the Permitted Land Uses section of the relevant 
Redevelopment Plan, and if applicable the Administrative Review and Referral Design for Development. 

 B.    Administrative Review for the Design for Development (DFD)
    The Submittal Package includes this Administrative Review and Referral Form, and the Documents and Materials 

for Design for Development, listed in the Administrative Review Instruction (CP-3540). 

 C.    Project Compliance and/or Project Adjustment
The Submittal Package includes this Administrative Review and Referral Form, and the Documents and Materials 
for Project Compliance and/or Project Adjustment, listed in the Administrative Review Instruction (CP-3540). 

All forms and related materials shall be submitted to the Development Services Center Redevelopment Plan Unit. 

- CITY STAFF USE ONLY -

NOTE: Signature below only indicates that the Redevelopment Plan Unit staff reviewed proposed project. All official clearances are noted 
on the clearance summary sheet for issuance of a permit from LADBS on PCIS, including Administrative Sign-Off/Approval. 

CASE NUMBER: __________________________________________________________ 

ADDITIONAL STAFF NOTES 

Section 5  -  ADMINISTRATIVE REVIEW – Project Conforms to Plan. No Referral Required – Section 6 N/A. No 
fee is collected. 
Staff Signature Date Phone Number 

Print Name Email 

Section 6  -  PROJECT PLANNING REFERRAL -  Choose one: If Project Compliance or Project 
Adjustment is required. Please collect required fee(s) prior to filing. 

 Project Compliance Required  Project Adjustment Required 

INITIAL REVIEW BY 
Staff Signature Date Phone Number 

Print Name Email 

SITE NOT HISTORIC, REVIEWED BY OHR.  SITE PREVIOUSLY NOMINATED FOR 'HISTORIC CULTURAL MONUMENT', 
DENIED BY THE CULTURAL HISTORIC COMMISSION.
 REDEVELOPMENT MAP LAND USE DESIGNATION -COMMERCIAL; PROPOSED PROJECT MIXED USE: AFFORDABLE 
HOUSING& RETAIL, ALLOWED USE, PROVIDED DESIGN ,PROPERLY LOCATED AND CONSISTENT W/COMMUNTIY 
PLAN PER SECTION 503.5 OF THE MID CITY REDEVELOPMENT PLAN.

CPC-2020-2115-DB

GRACIELA ACOSTA

Graciela Acosta     July  7, 2020

planning.redevelopment@lacity.org



PLANNING CASE REFERRAL FORM (PCRF)
City of Los Angeles, Bureau of Engineering (BOE) / Department of City Planning (DCP) 

Reference Number: 201800243

Part I. To be Completed by Applicant DCP Case Number
 
Applicant Janet Jha address PO Box 1624 

Hawthorne, CA 90251
Phone 3109954859 email akhilesh.jha@gmail.com
 
Owner Janet Jha address PO Box 1624 

Hawthorne, CA 90251
 
Project Address 1848 S Gramercy Place APN 5073016009
Engineering District Central   
 
Project description (attach ZIMAS map with highlighted parcel(s))
A five-story mixed-used development comprising of one commercial unit and 20 residential units with mezzanines at
the fifth floor. It provides two units to Extremely Low-Income households, 23 automobile parking spaces, 26 bicycle
parking spaces, roof-top open space, balconies, and a gym facility. The project utilizes TOC Tier 2 Base and
Additional Incentives. The Base Incentives used by the project are 60% density bonus, 3.25 FAR for commercial
zone, and reduced parking requirement of one space per residential unit. The three Additional Incentives requested
are RAS3 sideyard setbacks and 20% reduction in Open Space requirement.
 
Is there a tract or parcel map being filed in conjunction with this: [   ] Yes     [ X ] No 
If yes,Tract Map No. ____________________ Parcel Map No. ____________________
 
Has the Tract/Parcel report been prepared and submitted to DCP by BOE [   ] Yes     [ X ] No 
If yes, please refer to the Tract or Parcel map conditions, if not, then
 
Is any part of this project on a corner lot? [   ] Yes     [ X ] No 

Engineering Case Referral Form(PCRF)
Rev. 7/22/2010 H: Private Development / Written Procedures 

Dept. of Public Works / BOE 
Page Number: 1 



Reference Number: 201800243

Part II. To be Completed by BOE Staff
What is/are the street classification(s) for the adjacent streets (list all)?
GRAMERCY PLACE: COLLECTOR
 
Does the project front an intersection of two major or secondary highways? [   ] Yes     [   ] No
If yes, additional dedication may be required for dual left-turn pockets. If no, how far is the project from the nearest
major/secondary intersection? Additional dedication may be required if within the standard flare section. Dedication
and improvements are to be consistent with Standard Street Dimensions. See Standard Plan S-470-1.
 
Apparent width of existing half right of way (street centerline to property line): GRAMERCY PLACE: 40 FT

ft
Standard dimension for half right of way (from S-470-1), (street centerline to property
line):

GRAMERCY PLACE: 33 FT
ft

Apparent width of existing half roadway (street centerline to curb face): GRAMERCY PLACE: 25 FT
ft

Standard street dimension for half roadway (street centerline to curb face): GRAMERCY PLACE: 20 FT
ft

 
Is the lot connected to the sewer? [ X ] Yes     [   ] No
 
Distance from subject lot to nearest main line sewer 40 ft
 
Is the subject lot(s) within the hillside ordinance boundary? [   ] Yes     [ X ] No
 

Preliminary Required Improvements:
 
Planning Case Referral Form Recommendation:
Dedication Required: [   ] Yes     [ X ] No
Street Widening Required: [   ] Yes     [ X ] No
Other Improvements Required: [   ] Yes     [ X ] No
If yes, please list preliminary required improvements:  

 

Engineering Case Referral Form(PCRF)
Rev. 7/22/2010 H: Private Development / Written Procedures 

Dept. of Public Works / BOE 
Page Number: 2 

http://eng.lacity.org/techdocs/stdplans/s-400/S-470-1_20151021_150849.pdf


Reference Number: 201800243

NOTE:  The information on this PCRF is only a "preliminary recommendation" by BOE, which provides the applicant
with a general understanding of what may be required by BOE. If the PCRF Recommendations for Dedication or
Street Widening is marked "Yes", a formal investigation and engineering report will be required. The engineering
report will be provided after submittal of all documentation and payment of fees. Measurements and statements
contained herein may be adjusted in the engineering report. 

Street Trees: If the PCRF Recommendation for Street Widening is marked "Yes", Street tree removals may be
required. All street tree removals must be approved by the Board of Public Works. Applicant shall contact the Urban
Forestry Division at (213) 847-3077 before proceeding with the Master Land Use Application. 

In all cases, the Applicant will be required to close any unused driveways; remove and reconstruct broken,
off-grade, or bad order concrete curb, gutter, driveways or sidewalk,; and install/replace public improvements, such
as driveway aprons and access ramps, to meet ADA requirements. 

Applicants with PCRF Recommendation of "Yes" for Dedication or Street Widening are advised to submit the
following documents and pay the BOE investigation fee.

  BOE investigation fee.1.
 Two (2) copies of the Planning Master Land Use Application.2.
 Two (2) copies of the project site plan.3.
 Two (2) copies of the radius map.4.
 Picture of the existing building, sidewalk, curb, and gutter. 5.

Due to the possible implications that dedications and improvements may have on the development of a project,
applicants that do not pay the BOE investigation fee for the preparation of a detailed engineering report may have
their application placed on hold until such information is provided.  Questions and concerns regarding the
engineering report may be presented at the hearing. 

Prepared by:    Carla Valladares Date:   05/31/2018

Engineering Case Referral Form(PCRF)
Rev. 7/22/2010 H: Private Development / Written Procedures 

Dept. of Public Works / BOE 
Page Number: 3 









APPLICATION FOR A REPLACEMENT UNIT DETERMINATION 
HOUSING CRISIS ACT OF 2019, AS AMENDED BY SB 8 (2021) 

HCIOLA land Use 

FEB O 2--2022 

By ______ 

To receive a Replacement Unit Determination, please complete the following and attach 
all required documentation. Please attach an explanation for any information you are 
unable to provide. Please put project address at the top of all attachment pages submitted. 

HIMS# efla .. lr?B7ot> 
(For internal use only) 

SB 8 Processing Fees 

Per Unit Fee: $1027 per unit 

Property Owner 
Name: Janet Yonjung Jha 

Number of Units 
1 

Total Fee Check Amount: 
$1,027.00 Check Number: 

Check Date: 

I Contact Person:Akhilesh Jha 
Address: 92 Sea Breeze Ave, Rancho Palos Verdes, CA 90275 

Phone: 310-995-4859 I Fax: / Cell: I Email: janetyjha@gmail.com 

Owner Contact 
Name: Akhilesh Jha I Title: Contact person 
Address: 92 Sea Breeze Ave, Rancho Palos Verdes, CA 90275

Phone: 310-995-4859 I Fax: I Cell: I Email: akhilesh.jha@gmail.com 

Applicant (if different from Owner) 
Name: I Contact Person: 
Role in Property: J Address: 
Phone: •-•-! Fax: ---- --,-

I
-C_e _ll:-------.,-E

-
m

-
a

-
il
-
: 

-------·· 

Project Type (Select all that apply): DB Extra if Needed
Proposed Project Type (Check one): Apartment [ll Condo D 
Discretionary Entitlements with DCP? (Check one): Yes [ll No D 

Description of PROPOSED construction/conversion: 

Extra if Needed 

The proposed project is a mixed-use commercial/residential building comprising of one commercial and 33 
residential units. It will have seven stories with a 28,000 sf of floor area and 76 ft height. The project uses State 
Density Bonus and AB 2442 incentives. It provides 3 units to Very Low-Income household and disabled veterans. 

Building Permit Application Number(s): 
t-------------�-.,�--·-,----·-··=-----�·•·--·-·-·--------- --------------

If no Building Permit Application, please explain: 
The project is currently submitted to City of Los Angeles Planning Department. 

City Planning Dept. Case #(s) and Tentative Tract #(s): CPC-2020-2115-DB 

1/12/22 













August 12, 2021 

Theodore Irving, Associate Zoning Administrator 
Rafael Fontes, Planning Assistant 
Los Angeles City Planning Department 
Los Angeles, CA 90012 

CC: Faisal Roble, LADCP 
Kevin Keller, LADCP 
Lisa Webber, LADCP 
Arthi Varma, LADCP 
Michelle Singh, LADCP 
Serio Ibarra, LADCP 
Karly Katona, CD10 
Mary Jones, CD10 

RE: Case No. CPC-2020-2115-DB-HCA– 1848 S Gramercy Pl 

On November 5, 2020, the UNNC Governing Board approved the following motion: 

The UNNC Governing Board shall write a letter to the City of Los Angeles Planning Department, 
Council District 10, City Planning Commission, and other City governmental bodies, as 
appropriate, for the 33-unit Density Bonus project referenced above voicing the following 
concerns with the proposed project, based on an original motion passed by the UNNC Planning 
and Zoning Committee on November 4, 2020: 

a. The current structure on the site, proposed to be demolished, is affordable
housing for approximately 25 special needs individuals. Historically, the UNNC
Governing Board is extremely sensitive to the reduction of affordable housing in
the district (as this project is proposing). Additionally, there is concern over the
fate of the tenants even after required relocation payout, which was not outlined
by the applicant. It is unclear whether payout will be per person, per unit, or
some other baseline, and whether that is sufficient to keep from creating many
homeless individuals as a result of this project.

b. The current design is aggressively pursuing “off menu” Density Bonus incentives.
The applicant is asking for 12 incentives that attempt to justify the inclusion of 33
units (the maximum allowed for a density bonus project). The incentive requests
are unusual, egregious, and aggressive, including: addition of 30’ of building
height and 4 extra stories (45’ allowable to 75’ height – normal density bonus
incentive is 11’ and 1 extra story); provision of no open space except private
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United Neighborhoods Neighborhood Council 
P.O. Box 19219, Los Angeles, CA 90019 

(323) 731-8686  president@unnc.org     www.UNNC.org 

balconies and a gym (60% reduction as compared to the standard 20% reduction 
for density bonus projects); provision of no landscaped areas except 18” possible 
planting along the north and east property line; reduction of the required 
commercial space for a mixed-use building from 17’-5” to 10’-0” of frontage; 
reduction of setbacks beyond the normal 20% allowed for density bonus projects 
(0’ front setback in lieu of 10’, 50% reduction at sides, and 74%-48% variable 
reduction at rear); provision of no transitional height to abutting residential lots; 
a proposed 193% increase in lot coverage (normal density bonus incentive is 20% 
increase); a proposed FAR increase beyond what is allowable for a density bonus 
incentive, among others. Additionally, Density Bonus projects are normally only 
allowed 3 incentives in lieu of the 12 proposed. 

c. The pre-existing 40’ building line along Gramercy Pl, which conforms to the
entire street, appears to have been removed since the filing of the case in 2018,
and an inquiry needs to be made if this was done in error. UNNC committee
investigation in 2018 indicates that this appears to be done in error.

d. The current design elevations were not provided to the Planning and Zoning
Committee or the Governing Board. With a previous version of the project (on
which the Governing Board passed a similar motion of non-support on December
6, 2018) with a similar floor layout but two stories shorter from 2018, the
architectural design, neighborhood fit, and tenant habitability were not
adequately considered. The design had an apparent disregard for the South Los
Angeles CPIO conditions for the site that requires design review to ensure
conformance with the character and development standards, such as setbacks,
and lot development intensity. The current project will need to have a public
hearing at the City Planning Commission (CPC), where design will be a
consideration, including any effects on design performance from the requested
off-menu incentives, and the omission of building design from the submittal
renders the project incomplete and difficult to assess by the UNNC in advance of
the CPC hearing.

e. The building, as currently designed, has multiple Building and Safety design
violations (e.g. fire access, utility provisions, exiting, and building code setbacks).
When these are resolved during plan check, the planning requests and character
of the building will change significantly. This therefore makes the current
proposal difficult to assess, much less approve, for entitlements.

f. The mostly market rate project does not provide significant community benefits
or resident amenities to justify a request of this magnitude, including adequate
provision of affordable housing to replace what is lost from demolition.
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United Neighborhoods Neighborhood Council 
P.O. Box 19219, Los Angeles, CA 90019 

(323) 731-8686  president@unnc.org     www.UNNC.org 

Further, the Governing Board requests of the Planning Department to allow the above 
provisions to be adjusted by the UNNC Planning and Zoning Committee and Governing Board in 
the event of any new information, such as a rendering or elevations, becomes available and 
which will further inform the position UNNC and its recommendations to City Council, Planning 
Department, and City Planning Commission. 

The United Neighborhoods N.C. was certified in May 2002, and is one of the largest 
neighborhood councils in the City of Los Angeles, representing 80,000+ residential and 
non-resident stakeholders in the neighborhoods roughly bounded by Pico on the north, 
Exposition Place on the south, Crenshaw to the west and Normandie-Western-Arlington to the 
east. The subject property is within UNNC boundaries. This matter has been voted upon at 
public meetings which have complied with the Brown Act in their agendas and distribution of 
meeting notices, and at which were present members of the general public. 

Thank you.  Do not hesitate to contact us with any questions. 

Sincerely, 

Dolores Spears 
UNNC Vice President 
Dolores.Spears@UNNC.org 

John Arnold 
UNNC Co-Chair Planning & Zoning Committee 
John.Arnold@UNNC.org 
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CPC-2020-2115-DB (HCA) 

1848 S Gramercy Place 

City of Los Angeles Planning Department 

Att:  Rafael Fontes 

Via e mail (Rafael.Fontes@lacity.org) 

 

Please accept these initial comments relevant to the above referenced project.  WAHA 

routinely comments on planning issues affecting the West Adams area and is concerned about 

the proposal for this 33 unit, 7 story project at this site. 

 

I was informed of a hearing tomorrow by a stakeholder and could not find any hearing notice 

using the city planning web site.  When I looked at the planning case file there was no hearing 

notice.  Information from the planning case file is pasted below: 

 

Case Number: 
CPC-2020-2115-DB-HCA 
Case Filed On: 
03/26/2020 
Accepted For Review On: 
04/12/2021 
Assigned Date: 
07/10/2020 
Staff Assigned: 
RAFAEL FONTES 
Hearing Waived / Date Waived : 
No 
Hearing Location: 
Hearing Date : 
  12:00 AM 
CPC Action: 
 
In an abundance of caution, I am submitting these initial comments while I cannot find the 

official hearing notice on line.  Since I subscribe to all hearing notices in South Los Angeles as 

both a Vice President of WAHA and a member of the NANDC neighborhood council, I am 

confused by the lack of being able to track this 3:30 hearing on 8/23/2021.   
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The project being proposed is so out of conformance with all the Redevelopment Plan and CPIO 

and zoning regulations that on its face it ought not to be subject to a categorical exemption.  To 

base this CE upon a Class 32 categorical exemption to environmental review under CEQA is 

inapplicable because the Project is inconsistent with City plan and zoning policies, goals, and 

regulations.  The use of a categorical exemption is also unavailable because the Project may 

have aesthetic and cultural resource impacts on the historic West Adams neighborhood, at a 

Project and cumulative level. Further, the Project is inconsistent with the Mid City 

Redevelopment Plan requirements for compatibility. 

Here are just a few of the issues that appear to conflict with the current proposal: 

The zone is C1.5-1VL-CPIO.  The 1-VL is a height district ("very low") with a maximum of 3 

stories and 45 feet. The normal density bonus incentive is one more story and 11 more feet. 

Why would S7 stories and 76 feet ever be deemed appropriate? It is out of character with any 

building currently existing on Washington Boulevard from Figueroa until at least Culver City, 

except for the one building, Casa Vertigo on Oak Street. 

There is a required 40-foot setback consistent with the adjacent properties and a line 

established by Ordinance for this site. How did the Building Line disappear? In any case, noting 

there are conflicting regulations, the Mid-City Recovery Redevelopment Plan (which is also an 

"overlay" over the underlying zoning) does require that setbacks be compatible with adjacent 

properties as one of many components to be considered before approving a design or 

approving discretionary actions, and there is no language in the CPIO overriding that 

requirement. 

The project is exceptionally over-reaching and is categorized as “off-menu”; it provides few 

public benefits in return. The project will displace, and has begun to displace, 20-25 low-income 

individuals. Only 3 ELI affordable units are offered in return. Why wouldn't more 

RSO/affordable units be required? Why has applicant continued to state the residence is in use 

as a "single family home" when it is observable and provable, in the City's own records, that the 

use is and has been for a long-time supportive housing/boarding house/dormitory? 

The redevelopment plan specifically says its policy is to NOT displace individuals or families of 

low or moderate income; and that the Redevelopment Plan does not permit any variation (e.g., 

variances or other discretionary grants) that would be "contrary to the objectives of this Plan." 

The 1907-1908 house is identified this house as a Contributor to the "18th Street 

Neighborhood" historic district (essentially the Angelus Vista Tracts I and II, and adjacent 

smaller tracts). That this is not an HCM does not dismiss its Contributor status to a potential 

historic district; and the Cultural Heritage Commission's action was appropriately silent as to 

that. Also, one of the policies within the Redevelopment plan is that the City shall "encourage 

historic preservation" (page 25, #700). 
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The Redevelopment Plan also specifically states that setbacks may be established that exceed 

the requirements of the City's zoning ordinance(s) 

“and adequate amounts of affordable housing” 

It is concerning that the application and TOC seems nowhere to relate to the Redevelopment 

Plan which we understand to be in effect as an overlay. 

The TOC off menu requests appear excessive and contrary to the Redevelopment Plan and 

CPIO.  Lot coverage is not 30% but rather 88% The netbacks are insufficient.  A 60% reduction of 

open space cannot be justified.  Balconies are being counted as open space and this ignores the 

environmental need for green space and landscaping.   There are significant impacts to adjacent 

properties in massing, scale and air quality.   The developer needs to look at underground 

parking to reduce mass.  The developer is not conforming to the area’s most basic 

environmental needs nor responding to the CPIO and Redevelopment Plan.  

If the developer proceeds with this project as currently designed and proposed it will not meet 

the qualifications for a categorical exemption. 

Again, these are initial comments and WAHA will comment further as the process continues. 

Jean Frost 

 

Vice-President 

West Adams Heritage Association (WAHA) 

c/o 2341 Scarff Street. LA, CA  90007 
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Rafael Fontes <rafael.fontes@lacity.org>

Response Requested -- Re: Circling back on this: 1848 S. Gramercy, Case No. CPC-
2020-2115-DB-HCA 
12 messages

Laura Meyers <lauramink@aol.com> Fri, Aug 20, 2021 at 3:01 PM
Reply-To: Laura Meyers <lauramink@aol.com>
To: "sergio.ibarra@lacity.org" <sergio.ibarra@lacity.org>, "beatrice.pacheco@lacity.org" <beatrice.pacheco@lacity.org>,
"Michelle.Singh@lacity.org" <Michelle.Singh@lacity.org>, "rafael.fontes@lacity.org" <rafael.fontes@lacity.org>
Cc: "grace@graceyoolaw.com" <grace@graceyoolaw.com>, "preservation@westadamsheritage.org"
<preservation@westadamsheritage.org>, "katie@angelcitypits.org" <katie@angelcitypits.org>, "bjett@me.com"
<bjett@me.com>, "ccarlson@carlsonpohl.com" <ccarlson@carlsonpohl.com>

Hello, Sergio, Michelle, Rafael and also Beatrice.  

I am writing this email personally, as Laura Meyers the individual, a longtime neighbor to the
above-referenced property, and as a longtime advocate for the specific Angelus Vista
neighborhood (e.g., where I have lived since 1983) and the broader Historic West Adams District.

I am NOT writing on behalf of the local neighborhood council, UNNC. As you may know, I am
recused from this matter; I believe you received a communication from UNNC to that effect.  

I and many of my neighbors received a mailed notice of public hearing for Case No. CPC-2020-
2115-DB-HCA for this coming Monday, Aug. 23. Some of those neighbors are copied on this email.

However, I do not see any sort of notice of that hearing on the City Planning website (at this link:
https://planning.lacity.org/about/commissions-boards-hearings#hearings ) nor on the Case
Summary page for this specific case (https://planning.lacity.org/pdiscaseinfo/search/encoded/
MjM2OTM00 ).  What is the requirement, if any, for web-based public notice? 

Is the hearing actually happening? 

Beyond that, please note that this very long email is a continuation of a thread that began in May,
2020. Some of it was me asking questions on behalf of UNNC; again, that function is now
transferred to John Arnold and the officers of the neighborhood council but since this is a written
record it would be inappropriate for me to delete anything that is already in the record. 

I have highlighted in yellow below a lot of unanswered questions and requests from previous
emails. Specifically several of these were public record requests that the Planning Dept. has not
responded to. In those written (email) requests, I specifically also requested that if a particular form
was required upon which I was to write my requests, to please provide that/those form(s). The City
is required to respond to these requests. 

So, before I actually discuss anything new (in a separate, stand-alone comment letter/separate
email regarding the current project), please do respond specifically to these
requests/questions/comments:

1). The east side of Gramercy Place between Washington Boulevard and Venice Boulevard (1600-
1800 blocks) has a 40-foot Building Line. The 40-foot setback was originally established on the
deeds circa 1903. In 1919, the California Supreme Court (in the landmark case, Fritz Werner v.
Mary M. Graham, et al ) determined that conditions set forth on deeds are not enforceable. This had

https://planning.lacity.org/about/commissions-boards-hearings#hearings
https://planning.lacity.org/pdiscaseinfo/search/encoded/MjM2OTM00
https://www.google.com/maps/search/Boulevard+and+Venice+Boulevard+(1600-1800?entry=gmail&source=g
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many implications throughout Los Angeles and the state, but for this section of S. Gramercy Place
the simple result appears to be that the City Council, 100 years ago, adopted by ordinance the
enforceable 40-foot Building Line.

That building line designation was not only on ZIMAS, it also appeared as an attachment in the first
application by this self-same Applicant for his TOC case. (2018 ZIMAS report attached, see page 2
near the top of the page).

To be clear, every single property on the east side of Gramercy is built behind and respects the 40-
foot setback building line, including the adjacent liquor store facing Washington Boulevard. 

Subsequently at an unknown date with no notice to the property owners on the east side of
Gramercy, the 40-foot Building Line was removed from this parcel (as well as the parcel to the
south), thus showing a termination of the Building Line at 1844 S. Gramercy. I see no City Council
action in the Clerk's online file management system, and of course none of us were notified that
such an action was pending (if an action was pending). Did a voted-upon action to amend the
original ordinance happen? If yes, I would like a copy.  If not, WHO changed the ZIMAS record?  I
request all communications regarding this matter (emails, memos within the Planning Department,
communications with anyone outside the department, directives from City Council or other party to
department staff, council motions or actions that the department is aware of since it had to be
someone in the department who was authorized by some mechanism to change the ZIMAS record
and map, and any other pertinent communication regarding changing the ZIMAS map and the
ZIMAS parcel profile in such a way that the 40-foot Building Line has been removed from the
property located at 1848 S. Gramercy Place, Los Angeles CA 90019, APN # 5073-016-009). 

2). I had also specifically requested information regarding WHY Planning Staff had not approved
the prior TOC application. I recognize that case was eventually withdrawn in early 2020. Applicant
has stated that it was because Planning Staff specifically "ordered" him to increase the size of the
project. I have myself never heard of such a situation, and as a result I would like copies of all
written communications (evaluations, comments, emails, memos, etc.) between Planning staff
members  as well as communications between Planning staff and the Applicant and/or Applicant's
representatives regarding Case No. DIR-2018-3839-TOC discussing that case application and its
submission documents, and anything else that would relate to decision-making regarding this prior
case.

3). I had also asked you previously "why" there is no related Redevelopment Plan case (I wrote
"DIR" but I see now you are calling this "RDP")? We have just learned a little lesson about splitting
the redevelopment plan entitlements/case off of the main case... 

I will take a closer look at that Plan, but remember this is an entitlement case and thus is quite
unlikely to be meeting all of the redevelopment plan "by right" requirements, either its land use
objectives (which of course include setbacks) or its very specific objective not to displace low-
income persons.

My point here is that you never responded, and, worse, the current application, as near as I can
tell, does not seem to reference the redevelopment plan at all.  

Not least:

4). How long can the Department pretend that this project would NOT displace 20-25 individuals
from their longtime supportive housing? As you are aware, I was engaged by (the former) Council
District 10 staff to represent the City in its application for Historic Cultural Monument status for this
house. Without going into the details of that at this moment, I do want to remind you that in addition
to myself, many city family members toured this house and took official photos of its interior.

https://www.google.com/maps/search/1848+S.+Gramercy+Place,+Los+Angeles+CA+90019?entry=gmail&source=g
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Present on the tour were OHR staff members; two Cultural Heritage Commissioners; CD10's field
deputy (prior) for the area; several city interns; Applicant and Applicant's representatives; and
maybe others. City staff and I all took photos; this documentation is part of the City's records.
There are many photographs available to you that show occupied "dormitory" rooms with multiple
beds and dressers. On the first floor, the dining room, the large rear addition, and perhaps one
other room were all in use as dormitory-style bedrooms or units. On the second floor, all four
bedrooms were similarly set up. In addition, while we were not able to take photos in the third-floor
attic space, there appeared to be a similar set-up.

Sergio in his response below stated I should take this up with HCIDLA. I am sorry, but that
response is objectionable; we are talking about the real possibility that many people may end up
unhoused, and that situation should be addressed by the lead agency for the project, e.g.,
Planning. The subject property is not in use as a single family home, and has not been in that use
for several decades.  

As mentioned above, I would like you to read the entire email thread below. I will also be writing a
more specific comment letter about the proposed project, and intend as well to testify at the
hearing.

Thank you,

Laura Meyers
323-868-0854 

-----Original Message----- 
From: Laura Meyers <lauramink@aol.com> 
To: sergio.ibarra@lacity.org <sergio.ibarra@lacity.org>; beatrice.pacheco@lacity.org <beatrice.pacheco@lacity.org> 
Cc: Michelle.Singh@lacity.org <Michelle.Singh@lacity.org>; rafael.fontes@lacity.org <rafael.fontes@lacity.org>;
john@kfalosangeles.com <john@kfalosangeles.com> 
Sent: Fri, Oct 30, 2020 4:02 pm 
Subject: Circling back on this: Re: new 1848 S. Gramercy case, No. CPC-2020-2115 -- already there are issues! 

Hi, Sergio and Michelle. I am circling back regarding 1848 S. Gramercy Place, and adding both
Rafael and John Arnold to this email. And since this email is very long, I am saying "Thank you"
right here, upfront. 

John because he will be UNNC's point person on this case (co-chair of the neighborhood council's
Planning & Zoning Committee).

Rafael because it looks like he is the new CPIO section staff point person.

We intend to place this on the UNNC Planning & Zoning Committee agenda for this next meeting --
Wednesday, Nov 4 (via Zoom). We'll reach out to the Applicant directly but you may want to check
in (or not) yourselves.  

The reason for the timing on our end is that we will also have on the same agenda two
geographically neighboring cases, and somewhat similar: 

>> 1808 South St. Andrews, which is a 100% affordable/PSH project that hasn't been submitted
yet; and

>> Update on the Gramercy Apartments across the street from 1848, also 100% affordable
senior/homeless seniors, under construction and due to be completed circa Feb/March (this item is
a status update -- I toured the project yesterday and it is really coming along well, it will be a
fantastic opportunity for UNNC's seniors).
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So our audience will be the stakeholders most affected also by the 1848 Gramercy proposal.

We do need to know ASAP, please, what the timing is now on this case on your end for any public
hearing. If it is coming up soon then we also need to have this on UNNC's Thurs., Nov 5 agenda. 

The "circling back" component relates to all the concerns described below, and also I still think
there has been no discussion (am I correct) regarding the redevelopment plan requirements, which
specifically include a requirement that if housing is to be on this parcel it must "honor" -- my word --
the 40-foot building line prevailing setback. Or presumably obtain a variation/variance via a public
hearing process under the redevelopment plan. I don't see that entitlement even applied for -- but I
may be missing something.

Chief concerns aside from the above:

1). The property has legally been used as dorm style supportive housing in a commercial zone for
several decades, and there will be displacement of something like 20 to 25 residents. I mentioned
below that it is not appropriate to let the Applicant define this as "single family" when the City itself
knows better, because the City and CD10 (and I, representing CD10 at that moment in time)
toured the house along with OHR + the Cultural Heritage Commission, and therefore the City has
in its records documentation of the use and one can probably count the number of beds in the
photos. There should be mandated relocation funds for each individual, and really truly it would be
awful if even just one of them ends up homeless (not to mention multiple folks).

Sergio indicated before that I should address my concerns to HCIDLA. But your team is running
this particular show, as it were. I would like to not wait until UNNC goes through its process to start
the city's process of addressing this issue, please.

Noting that there are truly social equity and racial justice issues involved in this situation (which I
did not address below, but is now a priority for the City). 

2). The Redevelopment Plan requires another bite at the "historical" apple, and not at the level the
house was previously reviewed (e.g. as an individual historic resource, which is a very high bar).
This property appears on the original South L.A. historic resources survey as a Contributor to what
was called the "18th Street Neighborhood District" -- which has morphed into being the largest
component of the Angelus Vista Character Residential Overlay District CPIO. I recognize that
because of the prior commercial manufacturing (industrial) zoning, this property was never
surveyed as a part of either the regular SurveyLA for South LA, because that survey excluded
industrially-zoned properties, and then not in the later SurveyLA Industrial Context survey, because
it is not an industrial-type building. And I recognize that by dint of the zoning it is not within the
Character Residential CPIO. However, the City's original historic resources survey still stands -- if
for no other reason that no changes to this property have taken place. My understanding from
Lambert is that for purposes of this particular redevelopment plan an assessment is required. We
can discuss at further length but I don't wish to make this email go on for 100 pages! I do
recognize that it is not an HCM. 

3). My understanding from speaking with previous staff who handled the intake of this application
is that Applicant is requesting 19 separate entitlements, not including the redevelopment plan
aspect(s). Is that still correct?

4). Sergio had responded below to a part of my request for information (BELOW) that I needed to
file a public records request. Our (meaning UNNC's) assigned City Attorney, Ruth Kwon, recently
explained to me that I/UNNC need to respond to any public records request that comes via any
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method -- including a simple, two-sentence email -- without requiring any filling out of any forms,
that the City is trying to be responsive and desires not create barriers.

If the Planning Dept does have different requirements (not sure why it would), and I do see below
that Sergio asked me to email Beatrice Pacheco so I have also copied her above, please send me
the actual form you want us to fill out. I do not know if a neighborhood council can itself make a
public records request; if not, I will need to have another neighbor on Gramercy sign it.  

To sum up:

Please let us know if this is now speeding through the system, and does it need UNNC's
immediate action? (Nov 5)

Please let us know what really is needed to get the answers to the questions deemed a 'public
records request" and

If you want...please let the applicant know about UNNC's process (but we will reach out directly as
well)

And all the questions from before are below!

Thank you for your patience with us -- this project has stirred a lot of attention and controversy so
we really need (all of us) to deal carefully with it.

Laura Meyers

-----Original Message----- 
From: Sergio Ibarra <sergio.ibarra@lacity.org> 
To: Laura Meyers <lauramink@aol.com> 
Cc: Singh, Michelle <Michelle.Singh@lacity.org> 
Sent: Thu, May 7, 2020 9:51 am 
Subject: Re: new 1848 S. Gramercy case, No. CPC-2020-2115 -- already there are issues! 

Hi Laura,
Thank you for your concern.  In regards to housing relocation, that is entirely in the domain of HCID.  You can reach
out to them if you feel tenants are being unlawfully relocated without proper documentation.  For public record
requests you need to contact Beatrice Pacheco.  She is reachable by email.  In terms of the initial public hearing, that
will be conducted via teleconference and I do not anticipate a public hearing in the near future as we have just
received this case.  Digital Plans are posted online on our PCTS website, found here: https://planning.lacity.
org/pdiscaseinfo/document/NzYxMDk0/4596a256-522b-4c94-acc5-77ce1b3c8ef1/esubmit.  
Best,

On Mon, May 4, 2020 at 10:39 AM Laura Meyers <lauramink@aol.com> wrote: 
Sergio, you may wish to reach out to the Applicant and remind him that in this pandemic he is
NOT to be evicting tenants.
 
I don't know the whole story, but I see today on the sidewalk in front of the house the primary
living room furnishings stacked up apparently for Big Item Pick-up.
 
Please be aware that this is a very controversial situation. It starts on page 1 of the application,
where the applicant once again falsely states that the "Present Use" is as a "single family house
of 4 bedrooms and 2 bathrooms".  Not true. 
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Rafael Fontes <rafael.fontes@lacity.org>

Re: 1848 S. Gramercy, Case No. CPC-2020-2115-DB-HCA 
2 messages

Grace Yoo <grace@graceyoolaw.com> Thu, Aug 26, 2021 at 10:28 PM
To: sergio.ibarra@lacity.org, Rafael.fontes@lacity.org, cpc@lacity.org
Cc: "preservation@westadamsheritage.org" <preservation@westadamsheritage.org>, "katie@angelcitypits.org"
<katie@angelcitypits.org>, "bjett@me.com" <bjett@me.com>, "ccarlson@carlsonpohl.com" <ccarlson@carlsonpohl.com>,
"harvardheights@yahoo.com" <harvardheights@yahoo.com>, "mjillwells@gmail.com" <mjillwells@gmail.com>,
"indiejean@att.net" <indiejean@att.net>, "jeanjim2341@att.net" <jeanjim2341@att.net>

Hello Planning Department,

I am deeply troubled that the City Planning Department believes that Monday's notice was found to be "sufficient for the
hearing." There was insufficient notice pursuant to your own rules posted on your website.  https://planning.
lacity.org/about/oza-virtual-instructions see orange wording as it is from the City's planning website.

Meeting Agenda and Hearing Notices
The meeting agendas for all virtual public hearings and meetings are made available no later
than 72 hours before the meeting. Click here to access all Zoning Administrator, Deputy
Advisory Agency, and Hearing Officer agendas. Click here to access all Historic Preservation
Overlay Zone hearings and Design Review meetings.

The Meeting Agenda and Hearing Notice will include relevant links, phone numbers, Meeting
IDs, and Passcodes to join by either Zoom Webinar or Phone.

If applicable, meeting presentations and other relevant documents will be made available on
Google Drive via a link on the agenda at least 72 hours before the hearing.

There was no link to the presentation provided. It would be rather strange for you to believe that an agenda
notice is sufficient for notice without documents. The 72 hours in advance notice did not occur, thus making the
Monday, August 23, 2021, hearing void for official purposes. Pursuant to the City's Planning website.  72 hours notice
when a presentation is given, is required to be made available to the public 72 hours in advance.  In this instance, there
was no link to the presentation- NO PRESENTATION link. We, the neighbors, were not given the opportunity to read
and digest the information that the Planning Department received, and therefore the August 23, 2021 meeting is not valid
and should be considered void.  

In addition, there are neighbors who walk by the house regularly who did not see a notice all of last week.  Thus, I stand
by my argument that notice was deficient for the Monday, August 23, 2021 hearing.  Please show us where on the
property this notice was posted as I will have a neighbor or two send in statements attesting to the lack of notice visible
on the property for the duration necessary for notice to be valid.

Please reconsider and investigate the displacement of the current 20-25 low- income residents currently who reside at
1848 Gramercy Place.  The City's Housing Department needs to be consulted as to whether or not tenants living in a
home built in the early 1900s, are exempt from receiving relocation fees, when they are being evicted to build a new
development. 

Thank you for your prompt attention to my two requests.

Sincerely,
Grace Yoo (neighbor residing on Wilton Place) 

-- 
Law Offices of Grace E. Yoo 

https://planning.lacity.org/about/oza-virtual-instructions
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3400 W. Olympic Blvd, Suite 205
Los Angeles, CA 90019
(323) 487-2310 | grace@graceyoolaw.com
Estate Planning: Wills & Trusts and Probate

CONFIDENTIALITY NOTICE: This e-mail and any attachments thereto may contain information which is privileged and
confidential, and is intended for the sole use of the recipient(s) or entity to whom it is addressed. Any review, use,
disclosure, distribution or copying of this e-mail is prohibited except by or on behalf of the intended recipient(s). If you
have received this e-mail in error, kindly notify the sender immediately either by telephone or e-mail and delete the e-mail
and any files that may be attached.  E-mails to this address do not constitute an attorney-client relationship.

Rafael Fontes <rafael.fontes@lacity.org> Fri, Aug 27, 2021 at 9:16 AM
To: Michelle Singh <michelle.singh@lacity.org>
Cc: Sergio Ibarra <sergio.ibarra@lacity.org>

Hi Michelle,

Grace spoke at the hearing on Monday, in addition to Laura, Jean, John, etc. I just noticed you weren't cc'd so we can
discuss during our meeting in a bit. Thanks!

Rafael 
[Quoted text hidden]
--  

Rafael Fontes
Preferred Pronouns: He, His, Him
Planning Assistant 
Los Angeles City Planning

200 N. Spring St., Room 721
Los Angeles, CA 90012
T: (213) 978-1189 | Planning4LA.org
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March 17, 2022 

City Planning Commission 
Los Angeles City Planning Department 
Los Angeles, CA 90012 

CC: Cecilia Lamas, LADCP 
Rafael Fontes, LADCP 

RESOLUTION AND COMMUNITY IMPACT STATEMENT: 

RE: Case No. CPC-2020-2115-DB-HCA– 1848 S Gramercy Pl - OPPOSED 
CPC Meeting scheduled for March 24, 2022 

This letter is to formally inform the Los Angeles City Planning Commission (CPC) that on October 
7, 2021, the United Neighborhoods Neighborhood Council (UNNC) voted to affirm its position 
and re-adopt the below letter as a Resolution and Community Impact Statement to be sent 
specifically to the CPC upon that time that the above case was to be heard for its final approval 
or denial.  

That CPC meeting is scheduled for March 24, 2022. As this letter is a resolution, we request our 
due time as an NC to present our position, which is OPPOSED to the project as presented and 
per the letter below. At this moment, it is UNNC’s intention that I (John Arnold) will represent 
the NC at the meeting. If that changes, I will let you know who will be the designated 
representative. Note that we also have several NC stakeholders who live close to the site and 
who may also be present at the meeting to testify as individuals. 

Below is the board’s motion and formal position on the case from August 12, 2021. Attached in 
the email with this letter is the BAC (the voting record, if needed) from the October 7, 2021 
UNNC governing board meeting authorizing this Resolution and Community Impact Statement 
to the CPC.  

The UNNC Governing Board shall write a letter to the City of Los Angeles Planning Department, 
Council District 10, City Planning Commission, and other City governmental bodies, as 
appropriate, for the 33-unit Density Bonus project referenced above voicing the following 
concerns with the proposed project, based on an original motion passed by the UNNC Planning 
and Zoning Committee on November 4, 2020: 

a. The current structure on the site, proposed to be demolished, is affordable
housing for approximately 25 special needs individuals. Historically, the UNNC
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Governing Board is extremely sensitive to the reduction of affordable housing in 
the district (as this project is proposing). Additionally, there is concern over the 
fate of the tenants even after required relocation payout, which was not outlined 
by the applicant. It is unclear whether payout will be per person, per unit, or 
some other baseline, and whether that is sufficient to keep from creating many 
homeless individuals as a result of this project. 

b. The current design is aggressively pursuing “off menu” Density Bonus incentives. 
The applicant is asking for 12 incentives that attempt to justify the inclusion of 33 
units (the maximum allowed for a density bonus project). The incentive requests 
are unusual, egregious, and aggressive, including: addition of 30’ of building 
height and 4 extra stories (45’ allowable to 75’ height – normal density bonus 
incentive is 11’ and 1 extra story); provision of no open space except private 
balconies and a gym (60% reduction as compared to the standard 20% reduction 
for density bonus projects); provision of no landscaped areas except 18” possible 
planting along the north and east property line; reduction of the required 
commercial space for a mixed-use building from 17’-5” to 10’-0” of frontage; 
reduction of setbacks beyond the normal 20% allowed for density bonus projects 
(0’ front setback in lieu of 10’, 50% reduction at sides, and 74%-48% variable 
reduction at rear); provision of no transitional height to abutting residential lots; 
a proposed 193% increase in lot coverage (normal density bonus incentive is 20% 
increase); a proposed FAR increase beyond what is allowable for a density bonus 
incentive, among others. Additionally, Density Bonus projects are normally only 
allowed 3 incentives in lieu of the 12 proposed. 

c. The pre-existing 40’ building line along Gramercy Pl, which conforms to the 
entire street, appears to have been removed since the filing of the case in 2018, 
and an inquiry needs to be made if this was done in error. UNNC committee 
investigation in 2018 indicates that this appears to be done in error. 

d. The current design elevations were not provided to the Planning and Zoning 
Committee or the Governing Board. With a previous version of the project (on 
which the Governing Board passed a similar motion of non-support on December 
6, 2018) with a similar floor layout but two stories shorter from 2018, the 
architectural design, neighborhood fit, and tenant habitability were not 
adequately considered. The design had an apparent disregard for the South Los 
Angeles CPIO conditions for the site that requires design review to ensure 
conformance with the character and development standards, such as setbacks, 
and lot development intensity. The current project will need to have a public 
hearing at the City Planning Commission (CPC), where design will be a 
consideration, including any effects on design performance from the requested 
off-menu incentives, and the omission of building design from the submittal 
renders the project incomplete and difficult to assess by the UNNC in advance of 
the CPC hearing. 

e. The building, as currently designed, has multiple Building and Safety design 
violations (e.g. fire access, utility provisions, exiting, and building code setbacks). 
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When these are resolved during plan check, the planning requests and character 
of the building will change significantly. This therefore makes the current 
proposal difficult to assess, much less approve, for entitlements. 

f. The mostly market rate project does not provide significant community benefits 
or resident amenities to justify a request of this magnitude, including adequate 
provision of affordable housing to replace what is lost from demolition. 
 

 
Further, the Governing Board requests of the Planning Department to allow the above 
provisions to be adjusted by the UNNC Planning and Zoning Committee and Governing Board in 
the event of any new information, such as a rendering or elevations, becomes available and 
which will further inform the position UNNC and its recommendations to City Council, Planning 
Department, and City Planning Commission. 
 
The United Neighborhoods N.C. was certified in May 2002, and is one of the largest 
neighborhood councils in the City of Los Angeles, representing 80,000+ residential and 
non-resident stakeholders in the neighborhoods roughly bounded by Pico on the north, 
Exposition Place on the south, Crenshaw to the west and Normandie-Western-Arlington to the 
east. The subject property is within UNNC boundaries. This matter has been voted upon at 
public meetings which have complied with the Brown Act in their agendas and distribution of 
meeting notices, and at which were present members of the general public. 
 
Thank you. Do not hesitate to contact me with any questions. 
 
Sincerely, 
 

 
      
John Arnold 
UNNC Chair of Planning & Zoning Committee 
323-829-9987 
John.Arnold@UNNC.org 
 



 
 Christine Carlson 
 Demetrius Pohl 
 2179  West   20th  Street 
 Los Angeles,CA    90018 
 Tel:  +1 323 735 1027 
  dpohl@carlsonpohl.com 
Los Angeles City Planning Commission  
 
March 23, 2022 
 
Dear Commissioners:  
 

RE: CPC-2020-2115-DB (HCA), 1848 S Gramercy Place 
 

My wife and I live some 600 feet southeast of the proposed seven story residential building and 
from the upper floors of our 1903 American foursquare transitional craftsman house we have a 
view north to the Hollywood Hills over single to three story houses. The proposed project 
would be totally out of scale with surrounding neighborhood in its height, and massing.  We are 
strongly opposed to it and ask you DENY all waivers. 
 
Not only is the project out of scale, the Proposer’s application is egregiously deceptive and 
mendacious, and their request for waivers attempts an end-run around the City’s and Planning 
Department’s zoning requirements and building regulations. The zoning of the property is C1.5-
1VL-CPIO. The 1VL zoning designation is Height District 1, “very low,” i.e., a maximum of three 
stories, and 45 feet. The Applicant wants to erect a 7-story, 76-foot building, more than 100% 
out of compliance in terms of the number of stories.  This is not a mere “waiver” of a 
development standard, but a wanton disregard of it. 
 
The Applicant’s proposal includes waivers from lot coverage; setbacks; height; transitional 
height requirements; common open space; required commercial frontage; landscape buffers; 
and more.  The project is not in compliance with either the Mid-City Corridors Recovery 
Redevelopment Project or the CPIO. 
 
The absolute lack of common open space (private balconies are not common space as the 
Applicant wants you to believe); the lack of side yard and rear setbacks; the utter disregard of 
the 40-foot Building Line on the east side of Gramercy Place; and the failure to include any sort 
of Transitional Height design adjacent to the RD2-zoned, two-story, 1920s fourplex north of the 
property are all in disregard of applicable City building standards, codes and regulations. A 7-
story building at this location would be the only building of that height on Washington 
Boulevard between Downtown (Figueroa) Los Angeles and Culver City, a distance of 8 miles. 
The landmark Oddfellows Hall (Casa Vertigo), located at Washington and Oak, is only six stories. 
Ross Plaza, located on Western at 18th Street, is only five stories. The Applicants did not 
provide the Citywide Design Compliance form. The project therefore does not demonstrate 
alignment with the City’s Design approach. The project is wildly out of compliance with many of 
the current planning guidelines, and the Redevelopment Plan guidelines. 
 
 



 
 
 
 
 
 
The Applicant’s waiver requests appear excessive and contrary to the Redevelopment Plan and 
CPIO. Lot coverage is not 30% but rather 88%. The setbacks are insufficient. A 60% reduction of 
open space cannot be justified. 
 
The Applicants state the dwelling at 1848 S Gramercy Place is vacant, which is patently not the 
case; it is being used as low-income supportive housing. Lastly and most significantly, at time of 
a severe crisis of homelessness, the project will demolish a structure currently being used as 
low-income supportive housing. There is no guarantee that the residents who will be displaced, 
will be housed in the three proposed low-income units proposed or elsewhere.  
 
 We ask that you deny approval of the eight requested waivers and urge that you reject the 
Categorical Exemption as a CEQA clearance.  
 
Yours truly, 
 

 
 
 
 
Christine Carlson  Demetrius Pohl 
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Planning CPC <cpc@lacity.org>

Item 8 Case No. CPC-2020-2115-DB and ENV-2020-2116-CE, 1848 S. Gramercy Place 

Stormie Leoni <stormie.leoni@compass.com> Wed, Mar 23, 2022 at 12:18 PM
To: cpc@lacity.org

To the planning commission I live close to the project and enjoy viewing the subject property from my window every day
as it adds to the historic character of the neighborhood. I'm shocked it's not on Survey LA or protected as it is so
obviously a historic contributor.  

I can also say that the area on washington is already too busy. We have excess cars parking on our streets, leaving trash
compromising the character of our homes. With such a behemoth of a project, 7 stories (?!) and not enough parking spots
created this will only get worse. Then to hear the parking would be visible?! That is insane and would really tarnish what
makes this community special.

Also there are people living there! We see the building is occupied so what is this that it's vacant? I am strongly again this
and it would be an example of corruption if it snuck through - 7 stories?! It's ridiculous. Please understand how horrible
this would be for the people living in the building and for the neighborhood. This is NOT the right project for this location. I
strongly strongly oppose it. 

--  
Stormie Leoni
Top 1.5% of Agents in the US 
DRE#: 01949760
m: 310.227.5996 

--  
Stormie Leoni
Top 1.5% of Agents in the US 
DRE#: 01949760
m: 310.227.5996 
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03/24/2022  
Item #8 
Case No. CPC-2020-2115-DB 
1848 S. Gramercy Pl Los Angeles CA 90019 
 
Dear members of City Planning Commission,  
 
Let’s summarize a few points: 
 
1. The Housing Element of the City of Los Angeles was rejected by the state. The city has been 
asked to rezone and to meet the rezoning withing 7 months to meet a half million-housing 
quota.  Otherwise, the city is going to lose their housing funding from the state. 
 
2. The City of Los Angeles comes in at the bottom in terms of housing crisis.   
 
3. The City of Los Angeles is grappling with the homelessness issue 
 
Let me tell how this project tries to mitigate the crisis in its small way.  It will demolish a more 
than 100-year old house found not to be historic, in order to build 33 units of residential housing,  
out of which three units will be provided to very low-income housing, homeless veterans, etc.  It 
is in the line of the state’s policy as well. 
 
Therefore, I whole-heartedly support this housing project. 
 
 
Ann Marie Brooks 

Neighbor 



March 21, 2022

Rafael Fontes, Planning Assistant

rafael.fontes@lacity.org

(213) 978-1179

Dear City Planning Commission,

We are writing to you in support of the proposed 33-unit mixed use development, including 3 affordable
units, at 1848 South Gramercy Place, cases CPC-2020-2115-DB-HCA/CEQA No.: ENV-2020-2116-CE. We
urge the city to find the project Categorically Exempt from the provisions of CEQA and to approve it with
the Density Bonus and additional incentives.

The greater Los Angeles region is facing a severe housing shortage, particularly affordable housing.
Abundant Housing LA believes that these housing challenges can only be addressed if everyone in the
region does their part.

This project is in a walkable neighborhood, close to bus stops and walking and bicycling distance to

shopping, restaurants, and schools.

It is great to see the developer using the Density Bonus program to bring new homes, including badly

needed affordable housing to the city. Affordable housing programs that depend on a percentage of new

construction being affordable need a lot of new construction to have an impact, and the city should work

to increase the number of developers using the Density Bonus. This project is a good project for Los

Angeles and for the region. Again, we urge the city to approve the Density Bonus and incentives, and find

the project Categorically Exempt from the provisions of CEQA.

Best Regards,

Leon�a Camner
Leonora Camner Jaime Del Rio Tami Kagan-Abrams

AHLA Executive Director AHLA Field Organizer AHLA Project Director
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Planning CPC <cpc@lacity.org>

Item 8 Case No. CPC-2020-2115-DB and ENV-2020-2116-CE, 1848 S. Gramercy Place 

Benjamin Steen <ben.d.steen@gmail.com> Wed, Mar 23, 2022 at 12:48 PM
To: cpc@lacity.org

This proposed building is an insult to those of us who have invested time and money   to preserve the
historical integrity of our homes in the adjacent Western Heights HPOZ. We all understand the need for
higher density housing, but this project is asking for too much while providing very little in return for our
community.

I stand with my neighborhood of Western Heights in urging the commission to reject all of the waivers for
this project. 

Ben Steen
2251 w 20th St
__________________

   
Benjamin Steen
Focus Puller
Camera Operator 
IATSE Local 600
818.309.5419



 
 Christine Carlson 
 Demetrius Pohl 
 2179  West   20th  Street 
 Los Angeles,CA    90018 
 Tel:  +1 323 735 1027 
  dpohl@carlsonpohl.com 
Los Angeles City Planning Commission  
 
March 23, 2022 
 
Dear Commissioners:  
 

RE: CPC-2020-2115-DB (HCA), 1848 S Gramercy Place 
 

My wife and I live some 600 feet southeast of the proposed seven story residential building and 
from the upper floors of our 1903 American foursquare transitional craftsman house we have a 
view north to the Hollywood Hills over single to three story houses. The proposed project 
would be totally out of scale with surrounding neighborhood in its height, and massing.  We are 
strongly opposed to it and ask you DENY all waivers. 
 
Not only is the project out of scale, the Proposer’s application is egregiously deceptive and 
mendacious, and their request for waivers attempts an end-run around the City’s and Planning 
Department’s zoning requirements and building regulations. The zoning of the property is C1.5-
1VL-CPIO. The 1VL zoning designation is Height District 1, “very low,” i.e., a maximum of three 
stories, and 45 feet. The Applicant wants to erect a 7-story, 76-foot building, more than 100% 
out of compliance in terms of the number of stories.  This is not a mere “waiver” of a 
development standard, but a wanton disregard of it. 
 
The Applicant’s proposal includes waivers from lot coverage; setbacks; height; transitional 
height requirements; common open space; required commercial frontage; landscape buffers; 
and more.  The project is not in compliance with either the Mid-City Corridors Recovery 
Redevelopment Project or the CPIO. 
 
The absolute lack of common open space (private balconies are not common space as the 
Applicant wants you to believe); the lack of side yard and rear setbacks; the utter disregard of 
the 40-foot Building Line on the east side of Gramercy Place; and the failure to include any sort 
of Transitional Height design adjacent to the RD2-zoned, two-story, 1920s fourplex north of the 
property are all in disregard of applicable City building standards, codes and regulations. A 7-
story building at this location would be the only building of that height on Washington 
Boulevard between Downtown (Figueroa) Los Angeles and Culver City, a distance of 8 miles. 
The landmark Oddfellows Hall (Casa Vertigo), located at Washington and Oak, is only six stories. 
Ross Plaza, located on Western at 18th Street, is only five stories. The Applicants did not 
provide the Citywide Design Compliance form. The project therefore does not demonstrate 
alignment with the City’s Design approach. The project is wildly out of compliance with many of 
the current planning guidelines, and the Redevelopment Plan guidelines. 
 
 



 
 
 
 
 
 
The Applicant’s waiver requests appear excessive and contrary to the Redevelopment Plan and 
CPIO. Lot coverage is not 30% but rather 88%. The setbacks are insufficient. A 60% reduction of 
open space cannot be justified. 
 
The Applicants state the dwelling at 1848 S Gramercy Place is vacant, which is patently not the 
case; it is being used as low-income supportive housing. Lastly and most significantly, at time of 
a severe crisis of homelessness, the project will demolish a structure currently being used as 
low-income supportive housing. There is no guarantee that the residents who will be displaced, 
will be housed in the three proposed low-income units proposed or elsewhere.  
 
 We ask that you deny approval of the eight requested waivers and urge that you reject the 
Categorical Exemption as a CEQA clearance.  
 
Yours truly, 
 

 
 
 
 
Christine Carlson  Demetrius Pohl 



City Living Realty 
David Raposa 

(323) 573-4202 direct/cell 
www.CityLivingRealty.com 

Specializing in Historic Homes of West Adams 
March 22, 2022 
 
To the Los Angeles City Planning Commission 
RE: CPC-2020-2115-DB (HCA), 1848 South Gramercy Place  (Agenda Item 8, March 24, 2022) 
 
Dear City Planning Commissioners: 
 
I am writing a brief comment about the obvious problematic design issues of this project. I am the broker and owner of 
City Living Realty. Since the 1980s I have specialized in properties and neighborhoods of architectural and historical 
interest. I have served on the Los Angeles Conservancy Board of Directors. I have also served on the University Park 
HPOZ for two decades; I am the current HPOZ Chair. In my professional endeavors, I rely on and have the utmost 
respect for architects, landscape architects, and other design professionals. And that is why I simply do not 
understand the reasoning behind the Planning Department Staff’s dismissal of the assessments by both the City’s 
Urban Design Studio and the Professional Volunteer Program (PVP), both of which rejected the project (as submitted) 
as being, it seems, non-compliant with all of the zoning regulations as well as the City’s Citywide Design Standards.  
 
Why would Staff go ahead and recommend approval? I ask that you DO NOT APPROVE this project. 
 
The summary from the Staff Recommendation Report from the Urban Design Studio and PVP’s assessments was 
buried within the report. So that you can easily read the assessments, I have copied the section here (my highlights): 
 
“ISSUES:  The following section includes a discussion of issues and considerations related to the project. 
 
Urban Design Studio:  The Urban Design Studio reviewed the project on Thursday, August 6, 2020 and received the 
project unfavorably with the following comments: 
 
• The project is significantly out of scale with its surroundings. 
• The height creates issues for neighbors in the Character Residential Subarea to the north, blocking sunlight especially 
and presenting a monolithic street wall two stories high. 
• Articulation at the two-story podium is fairly limited due to parking requirements. 
• The commercial space and mezzanine is fairly small in terms of square footage, limiting its utility for any future 
tenants. 
• Very little community benefit is being provided in exchange for number of waivers of development being requested. 
 
Professional Volunteer Program (PVP):  The project was presented to the Professional Volunteer Program on 
Tuesday, June 15, 2021 and received unfavorably. Below is a summary of the comments organized in along areas 
outlined in the city’s Urban Design Guidelines: 
 
• Pedestrian First Design 
- The project presents operational issues. For example the trash and recycling enclosure are too small and not 
accessible from the retail space and the retail space is constrained with a difficult to lease layout. 
- Reduce the width of the driveway to the minimum allowed by LADOT. 
- Consider ways to embed the stairs to the residential lobby to promote physical activity. 
- Protect and maintain the existing mature street tree. Reach out to LAUFD to discuss potential options. If the tree 
needs to be removed you need to replace it in a 2-1 rate. 
 
 



• 360 Degree Design 
- Provide detailed materials on the elevations. 
- The project should respond to the local area context, the public realm and the relationships with adjacent buildings and 
should be shaped to consider the quality and functionality of the urban fabric. 
- Can the parking be placed underground? If not consider ways to design the podium so it is adaptable to a different 
use in the future and make sure it is appropriately screened per the Above Ground Parking Advisory. A visible long 
wall, non-screened openings or metallic louvers overlooking residential windows should be avoided. 
Consider landscaping and high quality architectural elements that are opaque and add visual interest. Make sure that 
headlights, structure lights and exhaust gas do not impact the residential adjacent properties. 
- Ensure that access and the building entrance is prominent and clearly legible and the lobby is comfortable to use with 
space for mail boxes. 
- Use architectural elements to reduce the perceived mass of the project. 
- Make sure that the project complies with the South Los Angeles CPIO District (Neigborhood-Serving Corridor Sub 
Area) Development Standards, including building design, articulation and glazing. For example, a 5-foot landscape 
buffer, shall be provided between the project and the abutting lot zoned RD2 to the north. 
The landscaping should be drought tolerant, evergreen, and capable of growing to a height of 10 feet. If you need 
additional recommendations, the Urban Design Studio has developed a Native Screening Hedges resource. 
- The East and South Elevations need additional work. 
- Windows should incorporate well-designed trims and details. Consider adding awnings above the windows at the 
west elevation to features to reduce heat gain and glare and add visual interest. 
- Consider a redesign of the awning above the building’s entrance. 
- What is the small unidentified space at the back of the project? 
- Consider clearstory windows for bathrooms that overlook the exterior corridor with access to natural light. 
- Provide an open space diagram and ensure the balcony dimensions comply with the private open space minimum 
requirements. Can the rooftop used for common open space? 
- Provide more information on the landscaping of the sideyards and consider ways to better buffer from the adjoining 
properties. 
 
• Climate Adapted Design 
- G Provide a rooftop plan with any mechanical units and indicate solar on the roof. 
- Vines should be placed at the ground and exterior of the building’s walls. 
- Indicate required and provided on-site trees. On site trees need to be 24”-box size or above to count as provided trees 
and palms are excluded. Trees should be native and provide shade upon maturity. 
- Consider native plants that provide year-long habitat. 
- Indicate LID compliance. 
 
In response to both the UDS and PVP feedback, the applicant team reiterated the need to maintain the current 
building design with respect to the Waivers of Development standard requested. The applicant claimed that these 
waivers are necessary to address several constraints related to the site’s base zoning and the CPIO.”   
 
I believe that Planning Staff should have taken all of these directives and comments into full account, rather than to 
simply allow the “applicant team” to say that they have “constraints” due to the zoning. That is what zoning does – it 
describes the rules and regulations. While it is good that Staff included these summary remarks in the Report, albeit 
buried within the Report, it seems inappropriate that then Staff recommended approval just because the applicant 
complains about the zoning. I would ask that the City Planning Commission REJECT the Staff recommendation and 
instead ADOPT the recommendations from the Urban Design Studio and the Professional Volunteer Program. 
 
I especially would prefer to see a new concept entirely that retains the 1908 house and builds units in the rear yard. 
 
Thank you very much, 
 
David Raposa 
2515 4th Avenue, Los Angeles CA 90018 



03/24/2022

Item #8
Case No. CPC-2020-2115-DB
1848 S. Gramercy Pl Los Angeles CA 90019

Dear members of City Planning Commission,

I have studied the project in a great detail.
To be built on a commercial lot, surrounded by commercial-zoned lots and apartment, this is the
correct place to maximize the housing units and floor area.

This is also close to the transit point, which is another reason that we should maximize the build
capacity of the lot.  The project design fully addresses this point of view and, therefore, I fully
support this project

Jehu Salazar
Los Angeles, CA
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Planning CPC <cpc@lacity.org>

Item 8 Case No. CPC-2020-2115-DB and ENV-2020-2116-CE, 1848 S. Gramercy Place 

Natalie Neith <natalieneith@gmail.com> Wed, Mar 23, 2022 at 12:04 PM
To: cpc@lacity.org, natalie neith <NatalieNeith@gmail.com>
Cc: Alex Jaspersen <jaspy7@gmail.com>, Herman DeBose <hdebose@aol.com>, Gregory Jackson
<gregorydjackson2020@gmail.com>, Tony Specchierla <tspex@mac.com>, Jill & Tony Specchierla <jillandtony@gmail.com>,
Douglas Hanson <dmhanson@hansonla.com>, Donna Hanson <donna.hanson@gmail.com>, Bridgette
<iambreezey652@aol.com>, Charles Palmer <cpalmer6074@sbcglobal.net>, John Maroney <vtrek9679@aol.com>, Denis
Soldatenko <dlspacific@gmail.com>, Galen Bean <gbean01@gmail.com>, Nadine Hettle & Eric Aagaard
<aagaard@prodigy.net>, Stormie Leoni <stormie.leoni@compass.com>

To the Planning Commission:
I live in the adjacent neighborhood, Western Heights,0 so this proposed structure
would effectively be in my backyard.
I have been a realtor in Los Angeles for almost 33 years, primarily specializing in
historic properties, and thus would 
consider it a tragedy to destroy this house-- a piece of our architectural history--which
much historic detail (I have been inside.) 
I have devoted more than 8 years volunteering as the mayoral appointee to a Historic
Preservation Overlay Zone--why do we 
even bother to give lip service to preserving the fragile history of our city, if we are
willing to let it be destroyed by non-conforming
projects such as this?

While I certainly support new housing, (I am a realtor , after all), THIS structure
(putting it nicely) is NOT the solution.
 The staff says the property is vacant--I know it is not. I walk by there on a regular basis
and see men coming and going 
throughout the day.I have grave concerns about displacing  this large number of
occupants-- (possibly up to 25?)  who
 would then find it difficult to find housing. That is exacerbating our homeless crisis.
Our community accepted and supported the recent project --just across the street--that
provided senior low income housing--  
that was brought before the community for community input and local residents were
encouraged to visit projects by the 
same builders.  That has NOT been the case here.

As if that is not enough, it seems the applicant is asking for not just the typical two
potentially allowable waivers, but 
asking for 8 more special exceptions or concessions for a total of 10.  Basically it is
giving  carte blanche to him to build
 whatever he wants wherever he wants , with rampant disregard  for the neighborhood--
which he does not and will not 
live in. I do not understand how the rest of the city is expected to follow
zoning guidelines and all are waived for this project.
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I URGE the commission to DENY all of the waivers--  a SEVEN STORY  building in the
midst of a historic neighborhood? 
22 parking spaces --ABOVE  GROUND -( how unattractive) for a 33 unit building?  It
does not even make any attempt to
be consistent with anything in the community--or even be attractive or appealing. 

Our United Neigborhood Council came out strongly against this-- and you can be sure
that the majority of the homeowners
in the area would too--but unfortunately there is oftentimes little or no notification of
these hearings and the process to learn
how to actually be present or express opinions is so unwieldy that many of our resident
stakeholders are unaware--or unable
to express their opinions. 
The last hearing almost made me fear that this project was being rubber stamped
through with rampant disregard for any 
neighborhood input-- and it almost felt like it was a fait accompli!

I hope that this planning commission will do the right thing and listen to those in the
community who want to preserve our
 neighborhood and not allow every developer to propose anything they want and expect
to get planning commission support.
This community of West Adams is a treasure and I (we) hope that the planning
commission will recognize that!
Natalie Neith
323 595-9414

Natalie Neith
Compass
Realtor, Architectural Director
DRE#: 01045639

www.natalieneith.com
o: 323.595.9414

What's Your Home Worth? 
Get three automated Estimates - Instantly. 

http://www.natalieneith.com/
http://valuations.aaroe.com/natalieneith
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Declaration Supporting Requested Incentives and Waivers 
1848 S Gramercy Place 
Los Angeles, CA 90019 

 
The proposed project is a mixed-use commercial/residential building comprising of one 
commercial and 33 residential units.  It will have seven stories with a 32,000 sf of floor area 
and 75 ft height.  The project uses California State Density Bonus program and AB 2442 
incentives.  It provides three units to disabled-veteran households, 20 automobile parking 
spaces, 37 bicycle parking spaces, and 30 balconies.  The existing single-family home will be 
demolished in in order to complete the project.  The project seeks two incentives and nine 
waivers (or Reduction of Development Standards).  Please note that this project area also 
falls under Los Angeles City Transit Oriented Community Tier II, ZI2452 - Transit Priority Area, 
and ZI2374 - Enterprise Zone.  The justifications for these incentives and waivers are given 
below: 
 
 

Item 
No. 

Zoning 
Standard 

Proposed Required  Applicable 
Section 
No. 

Incentive 
or Waiver 

1 FAR 5.1 1.5 12.22A.25 
 

Incentive I 

2 Number of 
Stories/ Height 
 

7 stories/75 ft 3 stories/45 ft 12.22A.25 
 

Incentive II 

3 Height 
Transition 

0 ft 25 ft 12.21.1-
A.10 
 

Waiver 

4 Side Setback 0 ft (1st to 2nd Floors) 
5 ft (3rd to 7th Floors) 

10 ft 12.13.5B.2 
 
 

Waiver 

5 Rear Setback 5 ft (1st to 2nd Floors) 
10 ft (3rd to 7th Floors) 

19 ft 12.13.5B.2 
 
 

Waiver 

6 Open Space 1500 3700 12.22A.25 
 

Waiver 

7 Passageway 12 ft 20 ft 12.21-
C.2(b) 
 

Waiver 

8 Commercial 
Corner 
Development: 
Standard  
Regarding 
Commercial 
Frontage 

10 ft 
 

17.5 ft 12.22-A.23 
 
 
 
 
 
 
 

Waiver 

9 Landscape 
Buffer 

0 ft 5 ft CPIO 
Section II-
2.C.4 

Waiver 

10 Ground Floor 
Height 

10 ft 5 in 14 ft CPIO 
Section II-
2.A.1(b) 

Waiver 
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1) Floor Area Ratio (FAR) 
Per LAMC § 12.21.I, the allowable floor area ratio is 1.5.  However, in order to accommodate 
the residential and commercial areas, a floor area of 31,103 sf is required.  Therefore, a FAR 
of 5.1 is requested (5.1 x 6,130 = 31,263).  This is requested as one of the two incentives to 
be granted to this project since it provides 11% of the units to very low-income household.  
Please note that the increased FAR will allow a greater building footprint and increased 
residential square footage which will facilitate the creation and setting aside three onsite 
affordable units for very low income households, while reducing the overall cost of the 
development since these development cost can be compensated by the increased market 
rents obtained from the additional units and floor areas. 
 
2) Building Height and Number of Stories 
This mixed-use project is proposed on a lot zoned C1.5-1VL-CPIO, which corresponds to the 
allowable number of stories as three and allowable height district of 45 ft.  However, as 
demonstrated in the architectural plan, the minimum number of stories for accommodating 
two stories of parking level containing 20 parking spaces and 33 residential units has to be 
seven.  This leads to the building height of 75 ft.  Therefore, an incentive to grant seven stories 
and 75 ft building height is requested. 
 
3) Transitional Height to Residential Zone More Restrictive than RD1.5 
Adjacent to the northern side of this project is a lot zoned RD2-1-CPIO.  Per CPIO Section II-
2.A.2(b), height transition applies at 45 degrees for the first 25 ft of depth for all CPIO 
Affordable Housing Projects that are either abutting or across an alley from a property in the 
RD1.5 or more restrictive zone.  The relevant illustration, taken from CPIO documentation, is 
shown below. A schematic of resulting loss of floor area is shown below as well to demonstrate 
the effect of conforming with this code.  As it can be seen from the schematic diagram, the 
floor area loss will be about 40%.  Therefore, the project cannot conform with this code if it is 
to provide housing for 33 families.  It is to be noted that the RD2-1 lot in question is already 
developed as an apartment complex.  It was done before the zone change due to South Los 
Angeles CPIO was implemented in 2018.  Before the South Los Angeles CPIO 
implementation, the RD2-1 zoned lot in question was an R3 zone lot.  It should be further 
noted that all surrounding area of the project lot is either developed (three large apartment 
buildings) or zoned commercial. Given the development of surrounding areas and the lack of 
space to provide 33 units, a waiver is requested regarding the transitional height requirement. 
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4) Side Yard Setbacks 
Per LAMC § 12.13.5.B, a side yard setback of 10 ft is required in a C1.5 Zone since this project 
comprises of seven stories.  However, in order to provide 20 parking spaces and 33 residential 
units, it is not feasible to conform to such side yard requirement.  Therefore, the project has 
been able to provide 0 ft of side yard setback for floors 1-2 and 5 ft of side yard setback for 
floors 3-7 on the southern side of the lot. On the northern side, the project has been able to 
provide 5 ft of side yard setback for all floors 1-7.  This side yard is required to provide the five 
feet exit route from the rear staircase.  Therefore, fire exit criterion has been met.   
 
Increasing the setback to 10 ft will also reduce the number of parking spaces of 20 to less 
than 8 parking spaces.  Reducing the number of parking spaces to less than half will not only 
make the project more expensive but also reduce the quality of life of residents significantly.  
The current situation of the Gramercy Place is such that it is always packed with cars on both 
sides of the road at all times of the day and night.  Finding a parking on the road is extremely 
challenging for anyone right now.  So, offloading further parking to the Gramercy Place will 
impact not only the residents of this project but also burden the surrounding community 
heavily.   It is the objective of this project to reduce the impact on the community as much as 
possible. Therefore, an exception to this requirement is requested as a waiver to this project 
in order to provide an adequate number of parking spaces to make the project economically 
more sound, reduce the impact on the surrounding neighborhood, and increase the quality of 
lives of the residents.  
 
5) Rear Yard Setback 
Per LAMC § 12.13.5.B, a rear yard setback of 19 ft is required in a C1.5 Zone since this project 
comprises of seven stories.  However, due to the constraints of providing 33 residential units, 
it is not feasible to conform to such rear yard requirement.  Therefore, the project has been 
able to provide 5 ft of rear yard setback for floors 1-2 and 10 ft of rear yard setback for floors 
3-7. Due to the inability to provide increased setbacks, the proposed reduction is the setback 
is requested as a waiver for this project. 
 
6) Open Space Reduction of 60% 
Per LAMC § 12.21G2, a new construction of a building containing six or more dwelling units 
on a lot shall provide at a minimum the following usable open space per dwelling unit: 100 
square feet for each unit having less than three habitable rooms; 125 square feet for each unit 
having three habitable rooms; and 175 square feet for each unit having more than three 
habitable rooms.   The following table provides the required open space for this project: 
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Unit Type Number of units Unit-wise calculation 
of open space 

Total required open 
space 

One Bedroom 21 21 x100 = 2100 sf  
3700 sf Two Bedroom 10 10 x 125 = 1250 sf 

Three Bedroom 2 2 x 175 = 350 sf 
 
The open space provided by the 30 balconies will amount to be 30x50 = 1500 sf.  As 
demonstrated in the architectural plan, there is no space left for providing any additional open 
space without sacrificing the residential units or already a small commercial unit.  A Type III 
construction can have a maximum of five stories above a concrete podium.  Therefore, any 
additional open space on the rooftop cannot be given.  Therefore, this project is seeking 
waiver in terms of modification of the development standard regarding the required open 
space.   To this end, a waiver of 60% reduction in the open space is requested. 
 
7) Passageway Width 
Per LAMC § 12.21-C.2(b), There shall be a passageway of at least 10 feet in width extending 
from a street to one entrance of each dwelling unit or guest room in every residential building.  
The passageway shall be increased by two feet in width for each story over two contained in 
any building located between the public street and the building which the passageway serves.  
Therefore, the total passageway width required for this building would be 20 ft.  As shown in 
the architectural plan, the passageway cannot be provided more than 12 ft due to the 
requirement of placing a transformer on the front yard and meeting the LA City Bureau of 
Engineering requirement of the landing space of 20 ft x 20 ft in front of the driveway.  
Therefore, a reduction of the passageway width from 20 ft to 12 ft is requested as a waiver 
for this project. 

 
8) Commercial Corner Development / Mini-Shopping Center 
It is to be noted that this project falls under LAMC § 12.22-A.23 (d)   Exemptions., which state 
that the following Projects shall not be subject to this subdivision: 
    (1)   A Mixed Use Project as defined in Section 13.09 B.3. that consists of predominantly 
residential uses and does not contain commercial uses enumerated in Section 12.24 W.27.; 
 
Section 13.09 B.3 defines the a Mixed Use Project as  
Mixed Use Project means a Project which combines one or more Commercial Uses and 
multiple dwelling units in a single building or in a Unified Development and which provides the 
following: 
    (1)   a separate, Ground Floor entrance to the residential component, or a lobby that serves 
both the residential and Commercial Uses components; and 
    (2)   a pedestrian entrance to the Commercial Uses component that is directly accessible 
from a public street, and that is open during the normal business hours posted by the 
business. 
    A minimum of 35 percent of the Ground Floor Building Frontage abutting a public 
commercially zoned street, excluding driveways or pedestrian entrances, must be designed 
to accommodate Commercial Uses to a minimum depth of 25 feet. 
 
As shown in the architectural plan, this project does provide one commercial unit and multiple 
dwelling units in a single development.  This project also provides a separate ground floor 
entrance to the residential component and a pedestrian access to the commercial component 
that is directly accessible from the public street Gramercy Place.  However, the commercial 
frontage cannot be provided more than 10 ft due to the requirement of placing a transformer 
on the front yard and meeting the LA City Bureau of Engineering requirement of the landing 
space of 20 ft x 20 ft in front of the driveway.  Therefore, a reduction of the commercial frontage 
to 10 ft is requested as a waiver for this project. Please note that a viable commercial space 

https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-12143#JD_13.09.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-7378#JD_12.24.
https://codelibrary.amlegal.com/codes/los_angeles/latest/lapz/0-0-0-12143#JD_13.09.
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is required to reduce the operation cost of the building.  A commercial unit will not only serve 
the 33 families of the building but also the surrounding neighborhood including a portion of 
the traffic of Washington Blvd.  The income generated from this commercial space can be 
used to pay the salary of on-site manager dealing with various leasing, maintenance, and 
other on-site issues related to the building residents. 

 
9) Landscape Buffer 
Per CPIO Section II-2.C.4, a 5-foot landscape buffer, inclusive of any required setbacks, shall 
be provided between the Project site and any abutting lot zoned RD1 .5 or a more restrictive 
zone.  On the northern side of this project, the abutting lot has a zoning of RD2-1.  However, 
increasing the setback to accommodate the landscape buffer will reduce the number of 
parking spaces (20) to almost half (10).  Reducing the number of parking spaces to half will 
not only make the project more expensive but also reduce the quality of life of residents 
significantly.  The current situation of the Gramercy Place is such that it is always packed with 
cars on both sides of the road at all times of the day and night.  Finding a parking on the road 
is extremely challenging for anyone right now.  So, offloading further parking to the Gramercy 
Place will impact not only the residents of this project but also burden the surrounding 
community heavily.   It is the objective of this project to reduce the impact on the community 
as much as possible. Therefore, an exception to this requirement is requested as a waiver to 
this project in order to provide an adequate number of parking spaces to make the project 
economically more sound, reduce the impact on the surrounding neighborhood, and increase 
the quality of lives of the residents.  
 
10) Ground Floor Height 
Per CPIO Section II-2.A.1(b), for projects with an Active Floor Area, the Ground Floor shall 
have a minimum height of 14 feet, measured from the finished floor to the finished ceiling.  
However, we are unable to provide more than 10 ft 5 in of height for the Active Ground Floor 
area since raising the ceiling height of the first floor any higher any further will increase the 
ramp length needed to reach the second-floor parking structure.  If the ramp length increases, 
we will significantly reduce the number of parking spaces.  Therefore, the ground floor height 
of 10 ft 5 in is requested as a waiver to this project. 
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Compliance to Relevant Codes and Laws 
In order to be eligible for these additional incentives, the project has to comply with LAMC § 
12.22 A.25(e)(2) and follow the procedure given in LAMC § 12.22 A.25(g)(3), which, in turn, 
requires it to follow some of the procedures given in LAMC § 12.22 A.25(g)(2).  The evidence 
provided has to be also compliant with the California Assembly Bill (AB) 2501.   
 
The following paragraphs describes how this project comply with LAMC § 12.22 A.25(e)(2): 
 
 
1. The façade of any portion of a building that abuts a street shall be articulated with a change 

of material or with a break in plane, so that the façade is not a flat surface.  
 
Sheet A3.1 through A3.4 showing all elevation with the front elevation, that is facing the 
street, has been shown on A3.1. The building is using couple material on façade with 
balcony in middle to have articulation on material and on elevation  

  
2. All buildings must be oriented to the street by providing entrances, windows, architectural 

features and/or balconies on the front and along any street-facing elevations.  
 
Sheets A2.2 to A2.4, Floor plans: The building has been oriented to the street by having 
the Living room and the balconies facing Gramercy Pl  
 

3. The Housing Development Project shall not be a contributing structure in a designated 
Historic Preservation Overlay Zone and shall not be on the City of Los Angeles list of 
Historical-Cultural Monuments.  
 
This project site is not listed on the National Register of Historic Place, California Register 
of Historical Resources, or the Los Angeles Historic-Cultural Monument Register.  It is not 
found to be a potential historic resource in HistoricPlacesLA or SurveyLA. After extensive 
investigation, Los Angeles Office of Historic Resource, Los Angeles Cultural Heritage 
Commission, and Los Angeles City Council have deemed the existing structure not a 
Historic and Cultural Monument. 
  

4. The Housing Development Project shall not be located on a substandard street in a 
Hillside Area or in a Very High Fire Hazard Severity Zone as established in Section 
57.4908 of the Municipal Code.  
 
The project is not located on Hillside area and not located on Very high Fire Hazard 
Severity Zone  

  
 
Written justification that the proposed Project does NOT meet the following criteria, as 
specified in LAMC 12.22 A.25(g)(2)c:  
 

 
(i) The Incentive is not required in order 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. 

 
As explained previously, the incentives are required in order to provide affordable housing 
cost.  Without these three additional incentives, the project will be cost-prohibitive and will not 
be an economically feasible project. 
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(ii) 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 is 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 general plan land use designation shall not constitute a 
specific, adverse impact upon the public health or safety. 

 
There is no evidence suggesting that this project will be 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.  The following table shows how the zoning 
designation is satisfied by this project. 
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