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PROJECT 
LOCATION: 

 
1447 South Hi Point Street 

  
PROPOSED 
PROJECT: 

The project involves the demolition of an existing single-family residential structure and the 
construction, use, and maintenance of a new, five-story, multi-family residential building over 
one level of subterranean parking. The project will contain 20 dwelling units, of which two units 
will be set aside for Extremely Low Income Households. The proposed building will encompass 
approximately 20,093 square feet in total building area. The project proposes to provide 24 
automobile parking spaces and 22 bicycle parking spaces. 

 
ACTIONS/ 
APPEALS: 

Action consistent with the terms of a court issued Writ in Hi Point Neighbor’s Association v. City of 
Los Angeles, Los Angeles Superior Court Case No. 21STCP02223 (issued May 25, 2023), that 
orders the City of Los Angeles to set aside its Tier 3 Transit Oriented Communities Affordable 
Housing Incentive Program approval in Planning Case No. DIR-2020-2067-TOC. 
 
Determine the project is exempt pursuant to the City's September 15, 2021 Determination in 
Planning Case No.  ENV-2020-2068-CE, and Council File No. 21-0481, and as upheld by the 
Superior Court in its judgement in Hi Point Neighbor’s Association v. City of Los Angeles, Los 
Angeles Superior Court Case No. 21STCP02223, pursuant to 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. 
 
Receive new evidence, re-hear, and re-decide an appeal of the December 30, 2020, Planning 
Director’s Determination which:  
 
1. Determined based on the whole of the administrative record, that the Project is exempt 
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from the California Environmental Quality Act (CEQA) pursuant to 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; 

 
2. Approved with Conditions, pursuant to Los Angeles Municipal Code (LAMC) Section 12.22-

A,31, a 70 percent increase in density, consistent with the provisions of the Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program along with the following three 
incentives for a qualifying Tier 3 project totaling 20 dwelling units, reserving 2 units for 
Extremely Low Income (ELI) Household occupancy for a period of 55 years:  

 
a. Yards/Setbacks. A 30 percent reduction in the required width of the two (2) side yards 

to provide a minimum setback of 5 feet 8 inches in lieu of the minimum 8 feet otherwise 
required; 
 

b. Height. A maximum increase of 22 feet in building height to permit a maximum building 
height of 57 feet in lieu of the maximum 35 feet otherwise permitted; and 
 

c. Open Space. A maximum reduction of 25 percent in the required amount of open space. 
 

3. Adopted the Conditions of Approval and Findings. 
  

RECOMMENDED ACTIONS:   
 

1. Set aside the previous Tier 3 Transit Oriented Communities Affordable Housing Incentive Program 
approval in Planning Case No. DIR-2020-2067-TOC, consistent with the terms of a court issued Writ in Hi 
Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No. 21STCP02223 
(issued May 25, 2023); 
 

2. Deny the appeal;  
 

3. Determine the project is exempt pursuant to the City's September 15, 2021 Determination in Planning 
Case No.  ENV-2020-2068-CE, and Council File No. 21-0481, and as upheld by the Superior Court in its 
judgement in Hi Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No. 
21STCP02223, pursuant to 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; 

 
4. Sustain the Planning Director’s Determination to conditionally approve the TOC Affordable Housing 

Incentive Program request to allow a 70 percent increase in density along with the following three incentives 
for a qualifying Tier 3 project totaling 20 dwelling units, reserving 2 units for Extremely Low Income (ELI) 
Household occupancy for a period of 55 years:  

 
a. Yards/Setbacks. Utilization of the easterly side and rear yard setback requirements of the RAS3 Zone 

for a project in a commercial zone; 
 

b. Height. A maximum increase of 22 feet in building height to permit a maximum building height of 57 
feet in lieu of the maximum 35 feet otherwise permitted; and 
 

c. Open Space. A maximum reduction of 25 percent in the required amount of open space. 
 
5. Adopt the Planning Director’s Conditions of Approval and Findings.  
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VINCENT P. BERTONI, AICP 
Director of Planning 
 
 
 
 
   
  
Heather Bleemers  Esther Ahn 
Senior City Planner City Planner  
  
 
 
 
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 532, 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-
1299. 
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PROJECT ANALYSIS 
 
PROJECT SUMMARY 
 
The proposed project, at 1447 South Hi Point Street, involves the conditional approval of Base 
and Additional Incentives under the Transit Oriented Communities (TOC) Affordable Housing 
Incentive Program to allow the demolition of an existing single-family residential structure and the 
new construction of a five-story, 57-foot-high multi-family residential development above one level 
of subterranean parking in Wilshire Community Plan area.  
 
The project will contain 20 multi-family dwelling units, of which two (2) units will be set aside for 
Extremely Low Income Households. The proposed building will encompass approximately 20,093 
square feet in total building area, resulting in a Floor Area Ratio (FAR) of approximately 3.78:1. 
Of the 20 units proposed, two (2) will be one-bedroom units, 10 will be two-bedroom units, and 
eight (8) will be three-bedroom units. The project proposes to provide 24 automobile parking 
spaces in addition to 20 long-term bicycle parking spaces and two (2) short-term bicycle parking 
spaces. A total of 2,492 square feet of open space will be provided, divided among balconies, 
decks, and a fifth-floor garden area. The project will maintain a 15-foot front yard and 20-foot rear 
yard, as required by the underlying [Q]R3-1-O Zone but will provide reduced side yard setbacks 
of a minimum five (5) feet eight (8) inches, in lieu of the otherwise required eight (8) feet required. 
 
PROJECT BACKGROUND 
 
The project site is a single interior lot consisting of approximately 8,839 square feet of lot area. 
The subject property is rectangular-shaped and has a street frontage of approximately 52 feet 
along the westerly side of Hi Point Street, with an approximate depth of 170 feet. The subject site 
is located within the Wilshire Community Plan Area and is zoned [Q]R3-1-O with a corresponding 
land use designation of Medium Residential. The “Q” Qualified Condition, established pursuant 
to Ordinance Number 168,193, limits the building height to 35 feet, requires articulation at every 
30 feet for building facades exceeding 40 feet (minimum depth of façade modulation is five feet), 
and prohibits balconies above the first floor which have a line of sight to adjacent existing single-
family uses. There is also a prohibition on roof decks; however, this does not apply to the project 
which provides a top floor terraced patio rather than a roof deck that is usable for residents. The 
“O” Oil Drilling District, established pursuant to Ordinance Number 112,901, pertains to oil drilling 
activities and operations which are not a part of the project. The subject property is located within 
a Transit Priority Area in the City of Los Angeles (ZI-2452), and is not within the boundaries of 
any other specific plan, community design overlay, or interim control ordinance. 
 
Procedural History 
 
On December 30, 2020, the designee of the Director of Planning issued a Determination to 
conditionally approve Base and Additional Incentives in accordance with the TOC Affordable Housing 
Incentive Program for the proposed project. On January 13, 2021, within the required 15-day appeal 
period, five (5) appeals were filed by the following parties: Katelyn Foley; Annette Wong and Brandon 
Araujo; John Kim; Sarah Reed; and Elaine Johnson, LA GLO Inc.  
 
On April 8, 2021, the City Planning Commission denied the appeals and sustained the decision by 
the Director of Planning. On April 13, 2021, two residents filed a CEQA appeal of the Class 32 
Categorical Exemption determination. On August 31, 2021, the Planning and Land Use Management 
(PLUM) Committee, following a hearing, recommended that the City Council deny the residents’ 
appeal. On September 15, 2021, the City Council adopted the PLUM Committee’s recommendation 
and denied the CEQA appeal.  
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On July 12, 2021, the Hi Point Neighbors’ Association filed a Verified Petition for Writ of Mandate in 
Hi Point Neighbor’s Association v. City of Los Angeles, Los Angeles Superior Court Case No. 
21STCP02223 (Hi Point Case). On November 10, 2021, the same party filed the operative Verified 
First Amended Petition for Writ of Mandate. On March 9, 2023, the County of Los Angeles Superior 
Court denied in part the First and Third Causes of Action but granted in part the Second Cause of 
Action. The Court granted in part the Second Cause of Action on the basis there was a lack of 
substantial evidence in the administrative record to support the Tier 3 TOC incentives of the proposed 
project. The Court did not set aside the City’s analysis of the project under the California 
Environmental Quality Act (“CEQA”). On May 25, 2023, the Court issued a Writ, that orders the City 
of Los Angeles to set aside its Tier 3 Transit Oriented Communities Affordable Housing Incentive 
Program approval in Planning Case No. DIR-2020-2067-TOC.  
 
On August 24, 2023, the CPC considered action pursuant to the Writ, but also received a request 
from the applicant to re-hear the appeal, receive new evidence, and re-decide the matter subject to 
the Writ. The CPC granted the request to re-hear, re-decide and receive new evidence.  CPC 
continued its action on the Writ to the CPC meeting of September 28, 2023, and the appeal was re-
noticed for the same date. 
 
Surrounding Properties  
 
Surrounding properties are generally developed with commercial, single-family residences, and 
multi-family residential uses. Properties abutting the subject site to the west are zoned [Q]R3-1-
O and improved with three- and four-story apartment buildings. Properties to the east across Hi 
Point Street are also zoned [Q]R3-1-O and developed with one- to four-story single-family homes, 
condominiums, and small lot buildings. Properties to the north are zoned [Q]R3-1-O and C4-1-O 
and include both single-family and multi-family residential structures as well as a McDonald’s 
Drive-Thru restaurant and a commercial strip mall. Properties to the south across Saturn Street 
are zoned [Q]R3-1-O and R1R3-RG-O and include a mix of single-family residences and multi-
story apartment buildings. 
 
Streets and Circulation 
 
Hi Point Street, abutting the property to the east, is designated Local Street – Standard, dedicated 
to a right-of-way width of 60 feet and is improved with asphalt roadway and concrete curb, gutter, 
and sidewalk. 
  
Relevant Cases 
 
Subject Property:  
 
Ordinance No. 168,193 – On October 2, 1992, Ordinance No. 168,193 established a permanent 
Qualified “Q” Condition on the multi-family residential (R3-1) zoned parcels on the project site and 
surrounding area along Saturn Street.  The ordinance requires projects to comply with various 
development standards, including those related to building height, building mass, and balconies, 
as well as conditions regulating open space, water and energy conservation, parking, and design. 
 
Surrounding Properties: 
 
The following relevant cases were identified to be within 1,000 feet of the project site:  
 
Case No. DIR-2019-1679-TOC – On May 28, 2020, the designee of the Director of Planning 
approved Base and Additional Incentives for a qualifying Tier 3 TOC Affordable Housing Incentive 
Program project involving increased building height, reduced side yards, and reduced open 
space, in conjunction with the construction, use and maintenance of a new five-story, 
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approximately 57-foot high apartment building with 14 units, reserving two units for Very Low 
Income Households, in the [Q]R3-1-O Zone, located at 1529 South Hi Point Street.  
 
Case No. DIR-2018-3378-TOC – On December 10, 2018, the designee of the Director of Planning 
approved Base and Additional Incentives for a qualifying Tier 3 TOC Affordable Housing Incentive 
Program project involving increased building height, reduced side yards, and reduced open 
space, in conjunction with the construction, use and maintenance of a new five-story, 57-foot high 
apartment building with 40 units, reserving four units for Extremely Low Income Households, in 
the [Q]R3-1-O Zone, located at 1507-1511 South Hi Point Street.  
 
APPROVED ACTIONS  
 
On December 30, 2020, the designee of the Director of Planning issued a Determination for Case 
No. DIR-2020-2067-TOC, which determined that the project is categorically exempt from CEQA 
and approved Base and Additional Incentives under the TOC Affordable Housing Incentive 
Program. As part of the approval, the project was found to be exempt from CEQA pursuant to 
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.  
 
Transit Oriented Communities Affordable Housing Incentive Program 
 
Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016 and created 
the Transit Oriented Communities (TOC) Affordable Housing Incentive Program, which 
establishes incentives for residential or mixed-use projects located within one-half mile of a major 
transit stop, as defined under existing State law. 
 
The TOC Affordable Housing Incentive Program Guidelines (TOC Guidelines), released on 
September 22, 2017, establish a tier-based system with development bonuses and incentives 
based on a project’s distance from different types of transit. The largest bonuses are reserved for 
those areas (tiers) in the closest proximity to significant rail stops or the intersection of major 
Rapid Bus lines. Required affordability levels are increased incrementally in each higher tier. The 
incentives provided in the TOC Guidelines describe the range of bonuses available in each tier 
from particular zoning standards. 
 
The subject property is located within a Tier 3 TOC Affordable Housing Incentive Area, qualified 
by its proximity to a Major Transit Stop involving the intersection of two qualifying bus routes that 
cross at Fairfax Ave. and Pico Blvd. The Major Transit Stop was first established by the 
intersecting bus lines (Metro 217 and Santa Monica Big Blue Bus Rapid 7 Line. Next, the Tier 3 
designation for the project site was established by being located within 1500 feet of two Rapid 
Bus lines (Metro Rapid Line 780 along Fairfax Blvd. and Santa Monica Big Blue Bus Rapid 7 
Line). The status of this Tier qualification was approved on February 27, 2020, and the application 
was filed within the 180-day period before expiration on March 25, 2020. As such, the project is 
qualified for Tier 3 TOC status by proximity to a Major Transit Stop involving the intersection of 
two or more rapid bus routes located within 1,500 feet of the subject property as stated in their 
application and per the definition of Major Transit Stop. 
 
The project is further qualified as a Tier 3 TOC project by setting aside at least ten percent of the 
total dwelling units for Extremely Low Income households. The project is proposing a total of 20 
dwelling units, of which two (2) units will be set aside for Extremely Low Income Households which 
equates to ten percent of the total units or 18 percent of the 11 base units permitted through the 
underlying zone of the site. Thus, the project is eligible for Tier 3 Base and up to three (3) 
Additional Incentives.  
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Given the above, the proposed project includes the following Base and Additional Incentives for 
a qualifying Tier 3 project: 
 
 
 
Tier 3 Base Incentives  
 

1. Density – The underlying [Q]R3-1 zoning of the site permits a maximum residential base 
density of 11 dwelling units per the LAMC which rounds up to 12 units per the TOC 
Guidelines. As a Tier 3 qualifying project, in exchange for setting aside 10 percent of the 
total number of units for Extremely Low Income Households, the TOC Guidelines allow up 
to a 70 percent density increase, up to a maximum permitted density of 21 dwelling units. 
In this case, the Director granted a density of 20 units, equating to an additional 8 units, 
or a 67 percent increase in the maximum allowable density. In exchange, the project is 
required to set aside 2 units (equivalent to 10 percent of the total number of units) toward 
Extremely Low Income Households. 
 

2. Floor Area Ratio (FAR) – The project site is limited to a maximum FAR of 3 to 1 per the 
[Q]R3-1 zoning of the site. The TOC Guidelines allow up to a 50 percent increase for a 
qualifying Tier 3 project which equates to an FAR up to 4.5 to 1. As proposed, the project 
has a maximum FAR of 3.78 to 1.  

 
3. Automobile Parking – The TOC Guidelines state that required automobile parking for all 

residential units in an Eligible Housing in Tiers 1 through 3, inclusive of disabled and 
required guest parking, where applicable, shall not exceed 0.5 spaces per bedroom. 
Further, qualifying Tier 3 developments such as the proposed project, are subject to 
parking requirements such that required parking for all residential units in an Eligible 
Housing Development shall not exceed 0.5 spaces per unit. The Director granted a Base 
Incentive to allow residential automobile parking to be provided consistent with the LAMC 
and TOC Guidelines.  

 
Tier 3 Additional Incentives 
 

1. Height – Eligible Housing Developments in Tier 3 are permitted a maximum increase of 
two (2) stories and 22 feet in building height. As proposed, the project will utilize a 22-foot 
increase resulting in a total maximum building height of 57 feet in lieu of the maximum 35 
feet otherwise permitted by the underlying [Q]R3-1 zone. 
 

2. Yards/Setbacks – The TOC Guidelines allow Eligible Housing Developments in Tier 3 to 
utilize a 30 percent reduction in the required width or depth of two (2) individual yards or 
setbacks. In this case, the project will maintain the required front yard and rear yard while 
utilizing a 30 percent reduction for each side yard. As proposed, the project will provide a 
minimum side yard setback of 5 feet 8 inches in lieu of the minimum 8 feet otherwise 
required for each of the two (2) side yards.  
 

3. Open Space – Pursuant to LAMC Section 12.21-G,2, the project must 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 project proposes two (2) one-bedroom units, 10 two-bedroom units, and eight 
(8) three-bedroom units which requires a minimum of 2,875 square feet of usable open 
space per the LAMC. The TOC Guidelines allow a maximum 25 percent reduction in the 
minimum open space requirement resulting in a minimum of 2,156 square feet. As 
proposed, the project will provide 2,492 square feet of usable open space. 
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APPEAL ANALYSIS 
 
 
The following statements have been compiled and summarized from the submitted appeals based 
on the scope of the court issued Writ, and contains responses from staff below. The appeals and 
court issued Writ in their entirety have been attached herein for reference, as Exhibit A.  
 
APPEAL POINT:  

 
The remaining appellant point is whether the City erroneously concluded that the project qualifies 
as a Tier 3 TOC project based on its proximity to a Major Transit Stop. The Court found that the 
TOC qualification was not supported by substantial evidence in the administrative record, 
specifically regarding the 15-minute service requirements being met. 

 
STAFF RESPONSE:  
 
Projects qualify as a TOC project if they are located within one-half mile of a Major Transit Stop 
as defined in California Public Resources Code §21155(b). With regards to bus lines, the 
definition requires an intersection of two or more bus routes with a service interval of 15 minutes 
or less during the morning and afternoon peak commute periods.  
 
It is clear and undisputed that the Big Blue Bus Route 7 meets the 15-minute service interval limit 
as the transit schedule explicitly states that service intervals are 12 minutes or less within peak 
hours (Exhibit E). The main point of contention is whether any other lines (e.g., the Metro 780 or 
217) meets the second 15-minute service interval requirement for the Major Transit Stop 
determination. A second point of contention is whether Rapid Lines, as defined by the TOC 
Guidelines, are required to have 15-minute service levels. 
 
As stated in the Court issued Writ, the administrative record did not contain sufficient clarity of 
evidence to demonstrate the existence of a Tier 3 Major Transit Stop at the intersection of Pico 
and Fairfax. In this case, the TOC Tier 3 documentation included four different bus lines, including 
two Rapid buses and two non-Rapid buses. The specific transit schedules were not included as 
part of the record and the record was also unclear as to how each bus line was used in the Tier 
Verification methodology. 
 
In lieu of any other transit schedules being provided, the appellant presented the schedule for 
Metro Line 217, dated December 2020, to show that the 15-minute service intervals were not 
being met. The project, however, was filed within the period of February 27, 2020, and August 
25, 2020, which relied upon a different transit schedule that varied drastically from the one 
presented by the Appellant due to the impact of the COVID-19 pandemic.  
 
Subsequent to the court decision, City Planning has been able to clarify the record and respond 
to the court’s decision. City Planning obtained the correct qualifying transit schedule for Line 217, 
included in Exhibit E, to supplement the administrative record as requested by the courts. The 
transit schedule shows the calculations used to determine that its service intervals were within 
the 15-minute limit as follows: 420 / 29 Northbound trips during peak hours = 14.4 average minute 
service interval; 420 / 33 Southbound trips during peak hours = 12.7 average minute service 
interval. These calculations align with the TOC Referral Form included in the case file and 
demonstrate compliance within the 15-minute service interval limit. Transit schedules were 
adjusted in March 2020 but showed little change and still met the thresholds. The Appellant’s use 
of a transit schedule during the height of the COVID-19 pandemic is not relevant since it was not 
in effect when the transit verification was made or when the application was received. In addition, 
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City Planning issued a memo dated August 19, 2020, that stated that pre-COVID bus schedules 
would be used in lieu of the temporary COVID emergency bus schedules. 
 
Therefore, the subject property is located within a TOC Affordable Housing Incentive Area, 
qualified by its proximity to a Major Transit Stop that includes the intersection of two bus routes 
with a 15-minute service interval (Santa Monica Big Blue Bus Rapid 7 Line and Metro Local Line 
217) within 1,500 feet of the project site 
 
For the second part of the determination, Planning determines the incentive “Tier Area” under 
TOC Guidelines, which is based upon the distance to different types of Major Transit Stops 
described in Chart 1 (Tier Chart). One type of Major Transit Stop is when there are two “Rapid” 
bus lines that stop at the Major Transit Stop that may be in addition to, or the same as, the bus 
lines considered in the first step above.  
 
All parties agreed on the fact that the two Rapid buses do intersect along West Pico Boulevard 
and South Fairfax Avenue (Big Blue Bus Rapid 7 and Metro Rapid 780). The court Writ 
determined that Rapid bus lines needed to meet the same 15-minute standards as the bus lines 
that comprise the Major Transit Stop in part one. This is the second point of contention.   
 
Rapid Buses are defined in the TOC Guidelines in the footnote of Chart 1 but do not include any 
requirement that they have 15-minute level service intervals. This was intentional. Once an 
intersection has been determined to have the service necessary to be a Major Transit Stop, the 
intent of the TOC Guidelines was to differentiate them by the distance to different types of transit 
that services different stops. Intersections with either one or two Rapid Buses servicing them, 
sometimes in addition to the regular buses used to support the Major Transit Stop service interval, 
were intended to be eligible for higher incentives than those being serviced by Regular Buses 
only. Rapid Buses, as defined, provide elevated bus service given a number of characteristics 
such as the ability to get to major destinations faster due to fewer stops. The lack of 15-minute 
requirement for Rapid Buses is supported by the text in the first column of Chart 1 that makes 
clear Regular Buses require 15 min. average peak headways, but this text is not included for 
Rapid buses.  This is the Department’s longstanding interpretation of the Guidelines and Chart 1.  
The Court did not cite any specific evidence that Rapid Buses require 15 min. average peak 
headways but appeared to simply infer it based on a subtitle in Chart 1 that says Distance to 
Major Transit Stop. So, to summarize, the Department always intended for there to be a two-step 
process: 1) whether the site is located within 1 ⁄ 2 mile of a Major Transit Stop, and 2) which Tier 
the site is located in depending on the distance from different types of transit including Rapid 
buses.  
 
The status of this Tier qualification was verified by the Department of City Planning’s Development 
Services Center for Affordable Housing on February 27, 2020, and the application was filed within 
the 180-day period before the qualification’s expiration on March 25, 2020 (Exhibit D). 
 
Although the Department’s policy is to honor TOC Tier Verifications made within 180 days of an 
application being filed, as was done in this case, the site was additionally analyzed for its current 
conformance with the TOC Guidelines.  As of the writing of this report, in September 2023, the 
same intersecting bus lines that made the site eligible for TOC incentives in early 2020 continue 
to demonstrate adequate service levels of less than 15 minutes during the peak periods (i.e., the 
Big Blue Bus Route 7 and Metro 217 – see Exhibit E). In addition, the site is eligible for Tier 3 
TOC incentives due to the presence of the Big Blue Bus Rapid 7 and Metro 217 line. The Rapid 
7 line’s compliance is discussed above. The 217 line became activated as a Rapid Bus for the 
purposes of the TOC program and other Departmental policies upon adoption of a Department 
Memorandum on March 25, 2021 titled Metro NextGen; Rapid Bus Definitions (see Exhibit E). As 
the memo explains, Metro’s NextGen Bus Plan resulted in the replacement of most Metro Rapid 
Bus lines with new types of NextGen lines with enhanced service levels. In consultation with Metro 
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staff, it was determined that the highest level NextGen replacement lines would still retain the 
attributes of a Rapid Bus line. Figure 1 lists the Metro Bus 217 as a Replacement NextGen Tier 
1 Rapid Line for the Metro 780 Rapid Line. 
 
CONCLUSION AND STAFF RECOMMENDATION 
 
For the reasons stated herein, and in the findings of the Director’s Determination, the proposed 
project does comply with the applicable provisions of the Transit Oriented Communities Affordable 
Housing Incentive Program and the California Environmental Quality Act (CEQA). Planning staff 
evaluated the proposed project and determined it meets the Transit Oriented Communities 
Program requirements with the addition of supporting documents for the administrative record. 
Based on the criteria set forth by the courts and considering the appellant’s arguments for appeal, 
staff finds that the project meets the required findings. 
 
Therefore, it is recommended that the City Planning Commission deny the appeals and sustain 
the Determination by the Director of Planning. 
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I’m appealing based on reasons listed below: 

1. The height of the building (5 stories/ 57ft) would be the tallest in the area that could obstruct 

our rooftop deck view (south) resulting in long-term damages and property devaluation.   The 

current tallest townhomes/apartments in the area are around 3-stories tall. 

2. The 20-unit apartment with the underground garage (24 parking spaces) would bring heavy 

traffic congestions in the already narrow street (Hi Point St.) where two cars can barely pass 

from each way simultaneously.  

3. The construction with such a large project with the underground garage would add more 

blockages impacting our free access to the street where there already have been 2-3 

constructions currently going on the same street for the past 2-3 years.  Also It would be 

adding more excessive noise and construction debris/dusts affecting quality of the living life 

and health.  
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 

Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

A.   APPELLATE  BODY/CASE  INFORMATION 

1. APPELLATE  BODY

 Area Planning Commission  City Planning Commission  City Council  Director of Planning 

 Zoning Administrator 

Regarding Case Number:     

Project Address:      

Final Date to Appeal:    

2. APPELLANT

Appellant Identity: 
(check all that apply) 

      Representative 
      Applicant 

      Property Owner 
      Operator of the Use/Site 

   Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

    Person affected by the determination made by the Department of Building and Safety 

      Representative 
      Applicant 

      Owner 
      Operator 

   Aggrieved Party 

3. APPELLANT INFORMATION

Appellant’s Name:    

Company/Organization:  

Mailing Address:      

City:       State:     Zip:    

Telephone:       E-mail:      

a. Is the appeal being filed on your behalf or on behalf of another party, organization or company?

 Self  Other:  

b. Is the appeal being filed to support the original applicant’s position?   Yes    No 

APPEAL  APPLICATION

Instructions and Checklist 

✔

DIR-2020-2067-TOC

1447 South Hi Point St.

01/14/2021

✔

Sarah Reed

Sarah Reed

5937 W Parkcrest Place

Los Angeles CA 90035

(619) 254-7581 sarah.millan@gmail.com

✔

✔

611847
Stamp
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4.   REPRESENTATIVE/AGENT INFORMATION 
 

Representative/Agent name (if applicable):           
 

Company:               
 

Mailing Address:               
 

City:         State:      .  Zip:      
 

Telephone:         E-mail:         
 

5.   JUSTIFICATION/REASON FOR APPEAL 
 

a.   Is the entire decision, or only parts of it being appealed?    Entire   Part 
 

b.   Are specific conditions of approval being appealed?       Yes    No 
 

If Yes, list the condition number(s) here:            
 

Attach a separate sheet providing your reasons for the appeal.  Your reason must state:  
 

   The reason for the appeal    How you are aggrieved by the decision 

   Specifically the points at issue    Why you believe the decision-maker erred or abused their discretion 

 

6.   APPLICANT’S AFFIDAVIT 
I certify that the statements contained in this application are complete and true: 
 

Appellant Signature:         Date:       
 
 

 

GENERAL APPEAL FILING REQUIREMENTS 
 

B.   ALL CASES REQUIRE THE FOLLOWING ITEMS    -    SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES  
 

     1. Appeal Documents 
 

a.  Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates) 
Each case being appealed is required to provide three (3) sets of the listed documents. 

 

  Appeal Application (form CP-7769) 

  Justification/Reason for Appeal 

  Copies of Original Determination Letter 
 

b.  Electronic Copy  

  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.).  No file should exceed 9.8 MB in size. 

 

c.  Appeal Fee  

  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 

  Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 
 

d.  Notice Requirement 

  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide 

noticing per the LAMC  

  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City          

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.  

✔

✔

           Sarah Reed 1/12/21
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 

 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 

1. Density Bonus/TOC 
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 

 

NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 

 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 

 Provide a copy of the written determination letter from Commission. 

 
F.   BUILDING AND SAFETY DETERMINATION 

 

   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 
  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

   2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

 

a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 
 

b.  Notice Requirement 
  Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
  Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 

  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 
 

a.  Appeal Fee 

  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 

  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 

Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

  Determination authority notified   Original receipt and BTC receipt (if original applicant)  

 



To Whom it may concern: 

 

I am appealing the recently approved plan on 3 main grounds: The excessive height of the property, the 
added density to the neighborhood, and the level of disturbance to the community as a whole. 

First, the height of the approved plan is currently two stories above the currently permitted 
height requirements for this zone. All other properties on the 1400 block of South Hi Point St, between 
Saturn and Pico, are no higher than four stories. Those homes that are four stories, and therefore, above 
the 3-story height requirement, are open rooftops that do not necessarily block additional light from 
their neighbors. A building of this height would tower over our residences and would be 
disproportionately large compared to all other residences on our block. This would significantly damage 
the uniformity and aesthetic of our community. The proposed project also lays directly in the path of the 
sunlight that illuminates our home throughout the day. A project of this scale would block essentially all 
natural light in our home. 

We are also concerned about the increase in population density that the proposed project 
would create in our community. There are now constant fights for street parking and egress from 
driveways in our community that did not exist just a few years ago before numerous projects were 
approved erecting communities on lots that were previously single-family homes. This is an issue even 
despite the construction of parking garages because there are more vehicles than there are parking 
spaces.  

The approval of yet another large-scale construction project within our block is an additional 
concern. There are currently 2 active construction sites adjacent to our home (1437 Hi Point St) and 
directly across the street (1444 Hi Point St). There is yet another large-scale project within 
approximately 100 yards. These multiple ongoing active projects have led to severe congestion in our 
street in mornings and on weekends. There have been numerous instances where traffic on our block 
has completely stopped and residents had no way to enter or exit their driveway. This chaos gets in the 
way of our ability to live our lives and be productive members of our community. There has been 
constant noise in the past 2 years from every direction. During the period of the pandemic, this noise 
has interfered with the work of community members who have been forced to work from home but 
now have to combat the noise. Another project of this scale will further compound these issues. 

These are only a few of the concerns we have about the proposed project. Any possible benefits 
of such a project are heavily outweighed by negatives: worsening congestion in our community, loss of a 
community character, and decrease in the value of nearby properties, among others. We, along with 
numerous members of our community, strongly protest this project and appreciate your consideration.  
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 

1.    APPELLATE  BODY 
 

 Area Planning Commission  City Planning Commission  City Council  Director of Planning  
 Zoning Administrator     

 

Regarding Case Number:             
 
Project Address:               

 

Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

        Representative 
        Applicant 

        Property Owner 
        Operator of the Use/Site 

      Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

    Person affected by the determination made by the Department of Building and Safety 

      Representative 
      Applicant 

      Owner 
      Operator 

         Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 

Appellant’s Name:              
 

Company/Organization:              
 

Mailing Address:               
 

City:         State:        Zip:      
 

Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

 Self  Other:             

 

b.   Is the appeal being filed to support the original applicant’s position?      Yes    No 

  

APPEAL  APPLICATION 

 

Instructions and Checklist 
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4.   REPRESENTATIVE/AGENT INFORMATION 
 

Representative/Agent name (if applicable):           
 

Company:               
 

Mailing Address:               
 

City:         State:      .  Zip:      
 

Telephone:         E-mail:         
 

5.   JUSTIFICATION/REASON FOR APPEAL 
 

a.   Is the entire decision, or only parts of it being appealed?    Entire   Part 
 

b.   Are specific conditions of approval being appealed?       Yes    No 
 

If Yes, list the condition number(s) here:            
 

Attach a separate sheet providing your reasons for the appeal.  Your reason must state:  
 

   The reason for the appeal    How you are aggrieved by the decision 

   Specifically the points at issue    Why you believe the decision-maker erred or abused their discretion 

 

6.   APPLICANT’S AFFIDAVIT 
I certify that the statements contained in this application are complete and true: 
 

Appellant Signature:         Date:       
 
 

 

GENERAL APPEAL FILING REQUIREMENTS 
 

B.   ALL CASES REQUIRE THE FOLLOWING ITEMS    -    SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES  
 

     1. Appeal Documents 
 

a.  Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates) 
Each case being appealed is required to provide three (3) sets of the listed documents. 

 

  Appeal Application (form CP-7769) 

  Justification/Reason for Appeal 

  Copies of Original Determination Letter 
 

b.  Electronic Copy  

  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.).  No file should exceed 9.8 MB in size. 

 

c.  Appeal Fee  

  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 

  Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 
 

d.  Notice Requirement 

  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide 

noticing per the LAMC  

  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City          

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment.  

Foley, Katelyn

Foley, Katelyn

Foley, Katelyn

Foley, Katelyn

Foley, Katelyn

Foley, Katelyn

Foley, Katelyn
1/12/21
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 

 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 

1. Density Bonus/TOC 
Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 

 

NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 

 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 

NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 

 Provide a copy of the written determination letter from Commission. 

 
F.   BUILDING AND SAFETY DETERMINATION 

 

   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 
  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

   2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

 

a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 
 

b.  Notice Requirement 
  Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
  Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 

  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 
 

a.  Appeal Fee 

  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 

  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 

Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

  Determination authority notified   Original receipt and BTC receipt (if original applicant)  

 



To Whom it may concern: 

I received notice of a new plan directly next door to my property, and I am appealing the project for 
three reasons: 1) height that will block natural light coming into my home and drastically reduce my 
property value, 2) additional density in a neighborhood that was formerly homes and is now overrun 
with apartment buildings, and 3) an additional construction project in a neighborhood with two active 
construction projects in the same block, and multiple demolition and construction projects in the next 
block south. 

First, the building plans show 4 levels, the 4th of which is not a rooftop deck like other properties in the 
block but is an enclosed floor. This height will eliminate sunlight coming into the Parkcrest Place homes 
and block the south view from the rooftop deck – a major selling point when I purchased the home and 
a driver of devaluation if blocked. 

Secondly, our neighborhood has gone through a massive transition from single-family homes to small lot 
townhouses and apartments in the past several years. This transition is putting a major strain on the 
street, which is congested with vehicles and parked cars at all hours of the day. We are also close to 
several commercial businesses on Pico Blvd, which further augment the number of individuals in the 
vicinity on a daily basis. 

Finally, there are currently 2 active construction sites adjacent to our home (1437 Hi Point St) and 
directly across the street (1444 Hi Point St). There is yet another large-scale project within 
approximately 100 yards, and demolition notices have been placed on 1459 Hi Point St. These projects 
have introduced significant noise from early morning to late night hours and congestion from workers 
entering and exiting the area. They often block our driveway and work before and past daytime hours, 
disrupting us while we work from home but also waking us up in the mornings. 

I do not believe that the individual planning this property at all considered the wellbeing of neighbors, 
property values in the neighborhood, or the number of simultaneous construction projects occurring. I 
find the proposal detrimental to my community and my wellbeing and I strongly appeal its approval as a 
homeowner and taxpayer in Los Angeles. I implore further investigation into whether another project in 
this neighborhood is aligned with the greater good of my community. 

 

Sincerely, 

Katelyn Foley 

Owner, 5935 W Parkcrest Pl 
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 
1.    APPELLATE  BODY 

 
� Area Planning Commission � City Planning Commission � City Council � Director of Planning  
� Zoning Administrator     

 
Regarding Case Number:             
 
Project Address:               

 
Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

      �  Representative 
      �  Applicant 

      �  Property Owner 
      �  Operator of the Use/Site 

    �  Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

   � Person affected by the determination made by the Department of Building and Safety 

    �  Representative 
    �  Applicant 

    �  Owner 
    �  Operator 

       �  Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 
Appellant’s Name:              

 
Company/Organization:              
 
Mailing Address:               
 
City:         State:        Zip:      
 
Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 

� Self � Other:             
 
b.   Is the appeal being filed to support the original applicant’s position?    �  Yes  �  No 

  

APPEAL  APPLICATION 
 

Instructions and Checklist 

✔

DIR-2020-2067-TOC; ENV-2020-2068-CE 

1447 South Hi Point

01/14/2020

✔

Elaine Johnson 

Elaine Johnson 

L A GLO Inc.

1451 S. Hi Point

Los Angeles CA 90035

(213) 700-4140 hipointapts@gmail.com

✔

✔
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 
 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 
1. Density Bonus/TOC 

Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 
 
NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 
� Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 
NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 
� Provide a copy of the written determination letter from Commission. 

 
F.   BUILDING AND SAFETY DETERMINATION 

 
�   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
�  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  (the fee specified in Table 4-A, Section 98.0403.2 of the 
City of Los Angeles Building Code) 

 
b.  Notice Requirement 
�  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

�   2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

 
a.  Appeal Fee 
�  Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 
 

b.  Notice Requirement 
�  Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
�  Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 

✔
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 
�  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 
 

a.  Appeal Fee 
�  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 
�  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
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www.channellawgroup.com 
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JAMIE T. HALL *              jamie.hall@channellawgroup.com 
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*ALSO Admitted in Texas 
 
January 13, 2020 
 
VIA ELECTRONIC UPLOAD 
 
City of Los Angeles  
Dept. of City Planning 
221 N. Figueroa St., Suite 1350 
Los Angeles, CA  90012 
 

Re: Justifications of Appeal of Transit Oriented Community Project Located at 
1447 South Hi Point Street (DIR-2020-2067-TOC; ENV-2020-2068-CE) 

 
To Whom It May Concern: 
 

This firm represents Elaine Johnson (“Appellant”).  This letter outlines the justifications 
for the appeal of the Transit Oriented Community Project located at 1447 S. Hi Point Street 
(“Project”), which was approved by the Planning Director on December 30, 2020.  

 
1. Appellant’s Standing 

 
Appellant is the President of the L A GLO, Inc., which is the owner of the adjacent 

apartment complex located at 1451 S. Hi Point Street. As such, Appellant has standing to file this 
appeal because Appellant is an owner of adjacent property. Documentation pertaining to 
property ownership and the corporation and its officers/directors is attached hereto as Exhibit A. 
A utility bill demonstrating ownership is also included. Appellant is aggrieved because the 
Project will result in loss of privacy, sunlight and create excessive noise. Appellant’s tenants will 
be unduly impacted - especially in light of the fact that many are forced to work from home due 
to the current pandemic.   

 
2.  The Proposed Project 

 
According to the Determination Letter issued for the Project, the project proposes the 

demolition of one (1) existing single-family residential structure, and the construction, use, and 
maintenance of a new (5) five-story, 57-foot-high multi-family residential building with 20 
dwelling units over one (1) level of subterranean parking. There are 11 non-protected trees on the 
site, which will be removed due to construction, and one (1) non-protected tree in the public 
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right-of-way, which will remain. The proposed building will encompass approximately 20,093 
square feet in total building area, resulting in a Floor Area Ratio (FAR) of approximately 3.78:1 
 

3. The City erroneously concluded that the Project Qualifies as a Tier 3 Project; 
The Project is not located within 750 feet of a Major Transit Stop.  

 
The Director’s Determination states as follows: “the project is located within a Tier 3 

Transit Oriented Communities Affordable Housing Incentive Area qualified by its proximity to 
the intersection of a Major Transit Stop.  The project site is located within 750 feet of the 
intersection of one Rapid Bus Line (Metro Rapid Line 780) and one Regular Bus Line (Local 
Line 7) at the intersection of Pico Boulevard and Fairfax Avenue.  As such, the project meets the 
eligibility for a TOC Housing Development to be located within 750 feet of a Major Transit 
Stop.” The Director erred in making this determination.  As shown below, the distance from the 
closest point of the lot to the middle of the Pico Boulevard/Fairfax Avenue intersection is 
approximately 820.5 feet.  

 

 
 

4. The Project Does Not Adhere to Applicable Design Guidelines 
 

The City’s TOC Guidelines specifically state that “[p]rojects seeking to obtain Additional 
Incentives shall be subject to any applicable design guidelines, including any Community Plan 
design guidelines, Specific Plan design guidelines and/or Citywide Design Guidelines and may 
be subject to conditions to meet design performance. The conditions shall not preclude the ability 
to construct the building with the residential density permitted by Section VI.” The City adopted 
Q Conditions for the area in 1992 via Ordinance No. 168193 which contains several design 
criteria. The Ordinance states that: “For any building façade greater than forty (40) feet in length, 
articulation shall be required for every thirty (30 feet. Minimum depth of modulation of the 
façade shall be five (5) feet.” Appellant contends that this is a design guideline and that the 
required articulation and depth of modulation has not been provided.   
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5. The Project is Not Exempt From CEQA 
 

The City is improperly processing the proposed project using an Exemption from the 
California Environmental Quality Act (CEQA) pursuant to CEQA Guidelines, 15332, Article 19 
(Class 32 Infill Development).  The proposed project is not eligible for a Categorical Exemption 
under CEQA.  As detailed herein, an Environmental Impact Report (EIR) or Mitigated Negative 
Declaration (MND) must be prepared for the project, in conformance with the requirements of 
the CEQA. 
 

a. CEQA Standard for Use of a Categorical Exemption 
 

The City is improperly claiming that “there is no substantial evidence demonstrating that 
an exception to a categorical exemption pursuant to CEQA Guidelines, Section 15300.2 applies.”  
However, substantial evidence demonstrates that the project is not eligible for a Class 32 – Infill 
Development Exemption.  As detailed in CEQA Guidelines Section 15332, to use a Class 32 
Exemption, a project must meet the following conditions: 

 
15332. IN-FILL DEVELOPMENT PROJECTS 
Class 32 consists of projects characterized as in-fill development meeting the 
conditions described in this section. 
(a) The project is consistent with the applicable general plan designation and all 
applicable general plan policies as well as with applicable zoning designation and 
regulations. 
(b) The proposed development occurs within city limits on a project site of no 
more than five acres substantially surrounded by urban uses. 
(c) The project site has no value as habitat for endangered, rare or threatened 
species. 
(d) Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality. 
(e) The site can be adequately served by all required utilities and public services. 
Note: Authority cited: Section 21083, Public Resources Code. Reference: Section 
21084, Public Resources Code. 

 
 The proposed project is not consistent with the applicable general plan designation and 
all applicable general plan policies as well as with the applicable zoning designation and 
regulations, and therefore does not comply with CEQA Guidelines Section 15332(a). The Project 
is not consistent with Ordinance No. 168193 which outlined the Q Conditions applicable for the 
area. See Ordinance No. 168193 attached as Exhibit B.  In addition, the proposed project would 
result in significant construction noise impacts requiring mitigation, and therefore does not 
comply with CEQA Guidelines Section 15332(d), which precludes use of a Class 32 Exemption 
for projects that would result in significant effects relating to traffic, noise, air quality, or water 
quality. 
 
 In addition, as detailed in CEQA Guidelines Section 15300.2, there are exceptions to 
when a Categorical Exemption may be used: 
 

15300.2. EXCEPTIONS  
(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where 

the project is to be located – a project that is ordinarily insignificant in its 
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impact on the environment may in a particularly sensitive environment be 
significant. Therefore, these classes are considered to apply all instances, 
except where the project may impact on an environmental resource of 
hazardous or critical concern where designated, precisely mapped, and 
officially adopted pursuant to law by federal, state, or local agencies.  

 
(b) Cumulative Impact. 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.  

 
(c) 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.  

 
(d) 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. This does not apply 
to improvements which are required as mitigation by an adopted negative 
declaration or certified EIR.  

 
(e)   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.  

 
(f)   Historical Resources. A categorical exemption shall not be used for a project 

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

 
 The proposed project is not eligible for a Categorical Exemption pursuant to CEQA 
Guidelines Sections 15332(b) and 15332(c) due to both impacts associated with unusual 
circumstances and the potential for cumulative impacts.  The City cannot act on the project until 
the appropriate environmental documentation has been prepared for the project. 
 

b. Noise Impacts  
 

A noise study for the project was prepared by ZMassociates Environmental Corporation. 
According to the Director’s Determination, “the study concluded that the project would not result 
in any significant impacts and that no mitigation measure are necessary.” However, the 
Director’s Determination notes that “standard, industry-wide best practices for construction in 
urban or otherwise noise-sensitive areas would ensure that construction noise does not exceed 
the noise limit imposed by LAMC Section 112.05. These could include erecting temporary noise 
barriers around the project’s perimeter, using mufflers to dampen noise from internal combustion 
engines, and warming-up or staging equipment away from sensitive receptors.” These so-called 
“standard, industry-wide best practices” are mitigation measures, and the City cannot deem a 
project exempt by utilizing mitigation measures. There is no such thing as a “mitigated” 
categorical exemption. In evaluating whether a categorical exemption may apply, the City may 
not rely on mitigation measures as a basis for concluding that a project is categorically exempt, 
or as a basis for determining that one of the significant effects exceptions does not apply. Salmon 
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Protection & Watershed Network v. County of Marin (2004) 125 Cal.App.4th 1098. In addition, 
the City’s ability to enforce mitigation measures and standard conditions of approval has been 
shown to be problematic for other projects.   
 
 Notwithstanding these measures, the proposed project will result in significant noise 
impacts during construction in the absence of mitigation.  The Determination Letter itself admits 
that “[c]omplete elimination of construction activity noise is technically infeasible.” Although 
the mitigation measures, if feasible, may reduce noise levels at 50 feet from the source to 75 
dBA Lmax50 consistent with the standards in the LAMC, there are residences within 25 feet of 
the source, which would likely experience noise levels in excess of 75dBA. There are sensitive 
receptors in the form of small lot subdivisions located to the north and a multi-family residence 
owned by Ms. Johnson located to the south. 
 
 Finally, there are numerous other ongoing development projects in close proximity to the 
project site and the City has completely failed to evaluate the cumulative impacts that would 
prevent the City from deeming the Project exempt from CEQA.  
 

Conclusion  
  

For the aforementioned reasons, the appeal of the Director’s Determination for the 
Project should be granted. Please note that Appellant reserves the right to supplement the bases 
of this appeal. I may be contacted at 310-982-1760 or at jamie.hall@channellawgroup.com if 
you have any questions, comments or concerns.  
 

      Sincerely, 

                                                                              
                                                                             Jamie T. Hall 
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BILL DATE 

Dec 22, 2020 

ACCOUNT NUMBER 

731 938 7001 

AUTO PAYMENT 

Jan 8, 2021 

AMOUNT DUE 

$ 1,610.66 

Page 1 of 11 

CONSOLIDATED BILL 

Account Summary

Previous Account Balance $ 1,446.69

Payment Received 10/30/20 Thank you -1,446.69

Remaining Balance $ 0.00

New Charges + 1,610.66

Total Amount Due     $ 1,610.66

Summary of New Charges Details on following pages.

Los Angeles Department of Water and Power Charges

800-342-5397 

Electric Charges      2,680 kWh $581.55

Water Charges      70 HCF $499.90

Fire Service Charges   10/16/20 - 12/21/20 $147.71

Total LADWP Charges     $ 1,229.16

LADWP provides billing services for the Bureau of Sanitation. All money collected for the services listed in 

the City of Los Angeles Bureau of Sanitation Charges section is forwarded to them. 

City of Los Angeles Bureau of Sanitation Charges 

800-773-2489 

Sewer Charges     $379.37

Solid Waste Charges     $2.13

Total Sanitation Charges     $ 381.50

Total New Charges     $ 1,610.66

LA GLO INC 

425 Lorraine Blvd 

Los Angeles CA 90020

73193870010000000001610668 

P.O. Box 30808 • Los Angeles, CA 90030-0808 

ELECTR ONI C  S ER V I CE  R EQUES TED

7319387001 0000000001610.66 BILL 

2020-12-22 731938820047 01          425 Lorraine Blvd 

THIS IS YOUR BILL 

AUTOMATIC PAYMENT 

ACCOUNT NUMBER 

731 938 7001

AUTO PAYMENT Jan 8, 2021

AMOUNT $ 1,610.66

Your payment is scheduled to be 

paid automatically on the date 

shown above, from the account 

you designated .

CUSTOMER SERVICE  

1-800-DIAL-DWP (342-5397) 

Monday-Friday: 7 a.m. - 7 p.m. 

Saturday: 7 a.m. - 2 p.m.  

Sunday and holidays: Closed 

Available 24/7 for emergency & outage calls 

Paying Your Bill 

AUTOMATIC PAYMENT 

Automatically pay from your 

checking, savings or credit card by  

logging in at  www.ladwp.com/billpay 

ONLINE 

Pay from your checking, savings or 

credit card any time by logging in at 

www.ladwp.com/myaccount 

BY PHONE 

Pay from your checking, savings or 

credit card any time by calling 

1-877-MYPAYDWP (1-877-697-2939) 

BY MAIL 

Place your payment stub and your 

check or money order in the 

envelope provided with the bill. 

IN PERSON   

Via payment drop box  

The 2019 Power Content Label is included in 

this bill. 
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ORDINANCE., NO. 

An ordinance amending . Section 
Code by amending the zoning map. 

168193 

12.04 of the Los Angeles Municipal 

THE PEOPLE OF THE CITY OF LOS ANGELES DO ORDAIN AS FOLLOWS: 

Section l. Section 12.04 of the Los Angeles Municipal Code is 
hereby amended by changing the zones and zone boundaries shown upon a 
portion of che zone map attached thereto and made a part of Article 2, 
Chapter l, of the Los Angeles Municipal Code 1 so that such portion of 
the zoning map shall be as follows: 
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{Pico Fairfax) 

PE~ENT (Q] QUALIFIED CONDITIONS 

Section 2. Pursuant to Section 12.32-K of the Los Angeles Municipal Code and 
the amendments thereto, the following limitations are hereby imposed upon the 
use of that property shown in Section 1 hereof which are subject to the 
Permanent "Q" Qualified classification. 

1. covenant: Prior to the issuance of any permits relative to this matter, an 
agreement conc;erning all the information contained in these conditions 
shall be recorded in the County Recorder's Office. The agreement shall run 
with the land and shall be binding on any subsequent owners, heirs or 
assigns. Further, the agreement must be submitted to the Planning 
Department; for approval before being recorded. After recordation, a copy 
bearing the Recorder's number and date mu.st be given to the City Planning 
Department. for attachment to the subject file. 

2. Building Heights: No building or structure located on the subject property 
shall exceed 35 feet in height, as defined by Municipal Code Section 
12.03. 

3. Buildina Mass: For any building facade greater than forty (40) feet in 
length, articulation shall be required for every thirty (30) feet. Minimum 
depth of modulation of the facade shall be five (5) feet. 

4. Balconies <Adjacent to single family): Above the first floor there shall 
be no balconies which have a line of 
family use, unless the latter is 
properties and such properties are 
restrictive uses by the General Plan. 

sight to any adjacent existing single 
the last such use among abutting 

designated for multi-family or less 

5. Energy conservation: Prior to the construction of any project, the 
Department of Water and Power and the Southern California Gas Company 
shall be consulted regarding feasible energy conservation features which 
can be incorporated into the design of the project. 

6. Graffiti Removal and Deterrence: The owners and all successors shall 
acknowledge applicability of the graffiti removal and deterrence 
requirements of the Municipal Code to this project as contained in 
Sections 91.8101(£), 91.8904.1 and 91.1707(e), particularly with regard to 
the following: 

a. The first nine feet of exterior walls and doors, measured from grade, 
shall be built and maintained with a graffiti resistant finish 
consisting of either a ·hard, smooth, permeable surface such as 
ceramic tile, baked enamel or a renewable coating of an approved, 
anti-graffiti material or a combination of both (Sec. 91.1707(e)]. 
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b. The period for compliance with a graffiti removal order issued by the 
Building and Safety Department is 15 days -following which period with 
failure to perform, the city or its contractor is empowered to enter 
upon the premises to remove such graffiti with costs accruing to the 
owner (91.8904.1); and 

c. The period for compliance with a subsequent order for a subsequent 
occurrence is three days (91.8904.18). 

d. In addition to a, b and c above, exterior walls of new residential 
buildings of other than glass may be covered with clinging vines, 
screened by oleander trees or similar vegetation capable of covering 
or screening entire walls up to the height of at least 9 feet, 
excluding windows and signs. 

7. Landscaped Buffer: Properties adjacent to a single-family zone shall 
provide a landscaped buffer along the side property line. and along the 
rear property line. Walkways and driveways shall be permitted to cross any 
buffer. However, no buildings or structures may be permitted within the 
buffer with the exception of retaining walls and fences. This condition is 
not intended to limit the buildable area used to calculate the floor area 

' ratio. 

8. Landscaping Plan: All open areas not used for buildings, driveways, 
parking areas, recreational facilities or walks shall be attractively 
landscaped and maintained, including an automatic irrigation plan, in 
accordance with a landscape plan prepared by a licensed · landscape 
architect, licensed architect, or landscape contractor to the satisfaCtion 
of the Planning Department. 

9. Landscaping Xeriscaoe: Maintenance of the landscaping which will be 
required shall be in compliance with the Xeriscape Ordinance (No. 
163,532), which imposes numerous water conservation measures in landscape 
installation and maintenance. 

10. Open Space: A minimum of 100 square feet of usable open space shall be 
provided for each dwelling unit. Parking areas, driveways, front yard 
setback areas and rooftops shall not be included as open space. To be 
considered as usable open space the project shall meet the following 
c:i:-iteria: 

a. Private open Space: Patios and yards (located at ground level or the 
first habitable room level) which are part of a single dwelling unit 
and are enclosed by solid screen material at least four feet in 
height may be included as usable open space provided said areas have 
a horizontal dimension of at least 15 feet in width. 
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b. common Usable Open Space: Each common usable open space area shall 
have a total area of at least 400 square feet and Shall have an 
average width of 20 feet with no width less than 15 feet at any 
point. 
Recreation rooms at least. 600 square feet in area may qualify as 
common Open space, but shall not exceed more than 25 percent of total 
open space required. 

Common open space areas shall incorporate recreational amenities such 
as swimming pools, spas, picnic tables, benches, tot lots, ball 
courts, barbecue areas, sitting areas, etc. to the satisfaction of 
the Department of City Planning. (Note: amenities that meet the 
Department of Recreation and Parks specifications pursuant to Section 
17.12F LAMC may be credited against fees required under Section 12.33 
of the LAMC) • 

A minimum of 50 percent of the common usable open space areas .shall 
be planted in ground cover 1 shrubs or trees and shall include at 
least one 24-inch box tree for every three dwelling upits (Trees 
shall be planted within open space area.s). An automatic irrigation 
system shall be provided for all required landscaped areas. 
Landscaped areas located on top of a parking garage or deck shall be 
contained within permanent planters at least 30 inches in depth ( 12 
inches for lawn/ground cover) and properly drained. 

c. Noise Impact Mitigation: Active recreational uses such as swimming 
pools and barbecue areas, shall not be located irnmediately adjacent 
to residential uses, to the satisfaction of the Department of City 
Planning. 

11. Parking: The location of parking areas shall be arranged and located in 
areas which will not be detrimental to resi~ents of adjacent properties. 
Tandem parking may be used only for the spaces which are assigned and 
designated for a single residential unit. 

12. Parking Garage and Screening: A parking garage shall be permitted to rise 
a maximum of five feet in height above the natural existing grade. 
Above-grade parking shall be .visually screened from frontage streets by 
landscaping and/or architectural features to the satisfaction of the 
Planning Departm~nt. 

13. Par kino - Guest: Guest parking E!igna shall be clearly posted at building 
entrances. The signs shall be in large, easy to read lettering and s_hall 
indicate the· general location of guest parking. sign wording shall be to 
the satisfaction of the Planning Department and shall indicate the number 
of reserved guest parking spaces. If any guest parking is located behind 
security gates, the following shall apply: 
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(a) A remote electronic gate opening system shall be installed so that 
the security gate can be opened from each residential unit served by 
the secured guest parking; 

(b) An electronic intercommunication system shall be installed. The 
system shall be read~ly accessible to the drivers of guest vehicles 
and to the units served by the secured guest parking; 

(c) The security gate shall be set back at least 18 feet from the 
vehicles and to prohibit blockage or interference with the public 
right of way by waiting guest vehicles; 

(d) Alternatives to the provisions of this condition may be approved by 
the Planning Department provided that the intent of readily 
accessible guest parking facilities and no interference with the 
public right of way is assured. 

14. Parking Residential: Any multiple residential use of the subject 
property shall provide for resident parking on the subject property as 
required by Municipal Code Section 12.21-A.4(a), or any amendment thereto, 
and guest parking at a ratio of at least one quarter space per rental 
dwelling unit and one half space per condominium dwelling unit in excess 
of that required by the Municipal Code. Any designated guest parking shall 
be clearly identified and readily accessible to guest of the project. 

a. Tandem parking may be used only for the spaces which are assigned and 
designated for a single residential unit. Guest parking shall not be 
tandem. 

b. Guest parking signs shall be clearly posted at building entrances, 
The signs shali be in large, easy to read lettering a.nd shall 
indicate the general location of guest parking. Sign wording shall be 
to the satisfaction of the Planning Department and shall indicate the 
number of reserved guest parking spaces. 

c. If any guest P,arking is located behind security gates, the following 
shall apply: 

1) A remote electronic gate opening system shall be installed so 
that the security gate can be opened from each residential unit 
served by the secured guest parking. 

2) An electronic intercommunication system shall be installed. The 
system shall be readily accessible to the drivers of guest 
vehicleS and to prohibit blockage or interference with the 
public right of way by waiting guest vehicles. 

3) The security gate shall be set back at least 18 feet from the 
public right of way so as to provide a waiting area for guest 
vehicles and to prohibit blockage or interference with the 
public right of way by waiting guest vehicles. 
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4) Alternatives to the provisions of this condition may be approved 
by the Planning Department provided that the intent of readily 
accessible guest parking facilities and no interference with the 
public right of way is assured. 

15, Plans: Prior to the ieeuance of building permits, detailed development 
plans, including a complete landscape plan and irrigation plan, shall be 
sUbmitted to the satisfaction of the Planning Department. 

16. Street Trees: Street trees shall be planted at a ratio of at least one for 
every 500 square feet of lot area not utilized for buildings. 

17. Trash and Other Storage: Open areas devoted to trash storage or other 
storage shall not be located adjacent to a residential use or shall be 
buffered so as not to result in noise, odor or debris impacts on any 
adjacent residential use. 

18. Walls: Except where prohibited by law, a solid decorative masonry block 
wall, a minimum of 6 feet in height, shall be constructed along any common 
property line between the subject property and any adjoining property 
containing a single family residential use, if no such wall already exists 
along said property line. There shall be no openings, except for a 
lockable gate provided for landscape maintenance work or as may be 
required by the Municipal Code. A wall is not required along any common 
property line with an adjoining multi-family residential use. 

19. Water Conservation: The Department of Water and Power shall be consulted 
regarding feasible water conservation features which can be incorporated 
in the design of any project. 



• ' > Sec .......... 3 ................. Thc City Clerk shall cenify to the passage ol· this 
ordinance and cause Lhe same to be pub!ishetl in some tlaily newspaper printed and 
published in the City of Los Angeles. 

I hereby certify that the foregoing ordinance was passed by the Council of the 

City of Los Angeles, at its meeting of AU61.8199Z 

By ..... L;LI~Icrk. 
AUG 2.6 ~~~ 

Deputy. 

Approved ............................................ . 

Approved as to Form and Legality 

JAMES K. HAHN, City Attorney, 

By ........................................................... : .. 
Deputy. 

File No .. ~q~ __ Q7_tf2.-:.6.L 

Cily Ck:rk Form 21 

,..,.. lo k. 17.8 , the Cttr Ctrar\11'. 
:;;;, tlf ~ ...... ICWALII , 

- I I ~-
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Related Code Section:  Refer to the City Planning case determination to identify the Zone Code section for the entitlement 
and the appeal procedure. 
 
Purpose: This application is for the appeal of Department of City Planning determinations authorized by the Los Angeles 
Municipal Code (LAMC). 

 
A.   APPELLATE  BODY/CASE  INFORMATION 

 
1.    APPELLATE  BODY 

 
 Area Planning Commission  City Planning Commission  City Council  Director of Planning  
 Zoning Administrator    

 
Regarding Case Number:             
 
Project Address:               

 
Final Date to Appeal:              
 

2.   APPELLANT 
 

Appellant Identity: 
(check all that apply) 

        Representative 
        Applicant 

        Property Owner 
        Operator of the Use/Site 

      Person, other than the Applicant, Owner or Operator claiming to be aggrieved 
_______________________________________________________________________________ 

    Person affected by the determination made by the Department of Building and Safety 

      Representative 
      Applicant 

      Owner 
      Operator 

         Aggrieved Party 

 
3.   APPELLANT INFORMATION 

 
Appellant’s Name:              

 
Company/Organization:              
 
Mailing Address:               
 
City:         State:        Zip:      
 
Telephone:         E-mail:         
 
 
a.   Is the appeal being filed on your behalf or on behalf of another party, organization or company? 
 
 Self  Other:             

 
b.   Is the appeal being filed to support the original applicant’s position?      Yes    No 

  

 

Instructions and Checklist 

✔

DIR-2020-2067-TOC

1447 Hi Point Street

1/14/2021

✔

Annette Wong and Brandon Araujo

✔

Annette Wong and Brandon Araujo

5931 West Parkcrest Place

Los Angeles CA 90035

310 980 8268 annette.wong1@gmail.com

✔

✔
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4.   REPRESENTATIVE/AGENT INFORMATION 
 
Representative/Agent name (if applicable):           
 
Company:               
 
Mailing Address:               
 
City:         State:      .  Zip:      
 
Telephone:         E-mail:         
 

5.   JUSTIFICATION/REASON FOR APPEAL 
 

a.   Is the entire decision, or only parts of it being appealed?    Entire   Part 
 
b.   Are specific conditions of approval being appealed?       Yes    No 
 
If Yes, list the condition number(s) here:            
 
Attach a separate sheet providing your reasons for the appeal.  Your reason must state:  
 
   The reason for the appeal    How you are aggrieved by the decision 

   Specifically the points at issue    Why you believe the decision-maker erred or abused their discretion 
 

6.   APPLICANT’S AFFIDAVIT 
I certify that the statements contained in this application are complete and true: 
 
Appellant Signature:         Date:       

 
 

 
GENERAL APPEAL FILING REQUIREMENTS 

 
B.   ALL CASES REQUIRE THE FOLLOWING ITEMS    -    SEE THE ADDITIONAL INSTRUCTIONS FOR SPECIFIC CASE TYPES  
 
     1. Appeal Documents 
 

a.  Three (3) sets - The following documents are required for each appeal filed (1 original and 2 duplicates) 
Each case being appealed is required to provide three (3) sets of the listed documents. 

 
  Appeal Application (form CP-7769) 
  Justification/Reason for Appeal 
  Copies of Original Determination Letter 

 
b.  Electronic Copy  
  Provide an electronic copy of your appeal documents on a flash drive (planning staff will upload materials 

during filing and return the flash drive to you) or a CD (which will remain in the file).  The following items must 
be saved as individual PDFs and labeled accordingly (e.g. “Appeal Form.pdf”, “Justification/Reason 
Statement.pdf”, or “Original Determination Letter.pdf” etc.).  No file should exceed 9.8 MB in size. 

 
c.  Appeal Fee  
  Original Applicant - A fee equal to 85% of the original application fee, provide a copy of the original application 

receipt(s) to calculate the fee per LAMC Section 19.01B 1. 
  Aggrieved Party - The fee charged shall be in accordance with the LAMC Section 19.01B 1. 
 

d.  Notice Requirement 
  Mailing List - All appeals require noticing per the applicable LAMC section(s).  Original Applicants must provide 

noticing per the LAMC  
  Mailing Fee - The appeal notice mailing fee is paid by the project applicant, payment is made to the City          

Planning's mailing contractor (BTC), a copy of the receipt must be submitted as proof of payment. 

1/12/21

✔

✔

5(a), 5(b)
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SPECIFIC CASE TYPES - APPEAL FILING INFORMATION 
 

 
C.   DENSITY BONUS / TRANSIT ORIENTED COMMUNITES (TOC) 

 
1. Density Bonus/TOC 

Appeal procedures for Density Bonus/TOC per LAMC Section 12.22.A 25 (g) f. 
 
NOTE: 
-  Density Bonus/TOC cases, only the on menu or additional incentives items can be appealed. 
 
-  Appeals of Density Bonus/TOC cases can only be filed by adjacent owners or tenants (must have documentation), 

and always only appealable to the Citywide Planning Commission. 
 
 Provide documentation to confirm adjacent owner or tenant status, i.e., a lease agreement, rent receipt, utility 

bill, property tax bill, ZIMAS, drivers license, bill statement etc. 
 

D.   WAIVER OF DEDICATION AND OR IMPROVEMENT 
Appeal procedure for Waiver of Dedication or Improvement per LAMC Section 12.37 I. 
 
NOTE: 
-  Waivers for By-Right Projects, can only be appealed by the owner. 
 
-  When a Waiver is on appeal and is part of a master land use application request or subdivider’s statement for a 

project, the applicant may appeal pursuant to the procedures that governs the entitlement. 
 

E.   TENTATIVE TRACT/VESTING 
 

1.  Tentative Tract/Vesting  -  Appeal procedure for Tentative Tract / Vesting application per LAMC Section 17.54 A. 
 
NOTE: Appeals to the City Council from a determination on a Tentative Tract (TT or VTT) by the Area or City  
Planning Commission must be filed within 10 days of the date of the written determination of said Commission. 

 
 Provide a copy of the written determination letter from Commission. 

 
F.   BUILDING AND SAFETY DETERMINATION 

 
   1. Appeal of the Department of Building and Safety determination, per LAMC 12.26 K 1, an appellant is considered the 

Original Applicant and must provide noticing and pay mailing fees. 
 
a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with LAMC Section 19.01B 2, as stated in the 

Building and Safety determination letter, plus all surcharges.  
 

 
b.  Notice Requirement 
  Mailing Fee - The applicant must pay mailing fees to City Planning's mailing contractor (BTC) and submit a 

copy of receipt as proof of payment. 
 

   2. Appeal of the Director of City Planning determination per LAMC Section 12.26 K 6, an applicant or any other aggrieved 
person may file an appeal, and is appealable to the Area Planning Commission or Citywide Planning Commission as 
noted in the determination. 

 
a.  Appeal Fee 
  Original Applicant - The fee charged shall be in accordance with the LAMC Section 19.01 B 1 a. 
 

b.  Notice Requirement 
  Mailing List - The appeal notification requirements per LAMC Section 12.26 K 7 apply. 
  Mailing Fees - The appeal notice mailing fee is made to City Planning's mailing contractor (BTC), a copy of 

receipt must be submitted as proof of payment. 

✔
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G.   NUISANCE ABATEMENT 
 
1. Nuisance Abatement - Appeal procedure for Nuisance Abatement per LAMC Section 12.27.1 C 4 
 
NOTE: 
-  Nuisance Abatement is only appealable to the City Council. 
 

a.  Appeal Fee 
  Aggrieved Party the fee charged shall be in accordance with the LAMC Section 19.01 B 1. 

 
2. Plan Approval/Compliance Review 

Appeal procedure for Nuisance Abatement Plan Approval/Compliance Review per LAMC Section 12.27.1 C 4. 
 

a.  Appeal Fee 
  Compliance Review  -  The fee charged shall be in accordance with the LAMC Section 19.01 B. 
  Modification  -  The fee shall be in accordance with the LAMC Section 19.01 B. 

 
 
 
 

NOTES 
 
 
A Certified Neighborhood Council (CNC) or a person identified as a member of a CNC or as representing the CNC 
may not file an appeal on behalf of the Neighborhood Council; persons affiliated with a CNC may only file as an 
individual on behalf of self. 
 
 
 
 
 
Please note that the appellate body must act on your appeal within a time period specified in the Section(s) of the 
Los Angeles Municipal Code (LAMC) pertaining to the type of appeal being filed. The Department of City Planning 
will make its best efforts to have appeals scheduled prior to the appellate body's last day to act in order to provide 
due process to the appellant. If the appellate body is unable to come to a consensus or is unable to hear and consider 
the appeal prior to the last day to act, the appeal is automatically deemed denied, and the original decision will stand. 
The last day to act as defined in the LAMC may only be extended if formally agreed upon by the applicant.  
 
 
 
 
 
 
 
 
 
 
 
 

This Section for City Planning Staff Use Only 
Base Fee: 
 

Reviewed & Accepted by (DSC Planner): 
 
 

Date: 
 

Receipt No: 
 
 

Deemed Complete by (Project Planner): 
 

Date: 
 

  Determination authority notified   Original receipt and BTC receipt (if original applicant)  
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DIRECTOR’S DETERMINATION 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM  

 
December 30, 2020 

 
Applicant / Owner 
Hi Point M, LLC 
550 South Hill Street, Suite #1420 
Los Angeles, CA 90013 
 
Representative 
Tov Equities, LLC 
550 South Hill Street, Suite #1420 
Los Angeles, CA 90013 
 

Case No. DIR-2020-2067-TOC 
CEQA: ENV-2020-2068-CE 

Location: 1447 South Hi Point Street 
Council District: 10 – Herb J. Wesson Jr. 

Neighborhood Council: P.I.C.O. 
Community Plan Area: Wilshire 
Land Use Designation: Medium Residential 

Zone: [Q]R3-1-O 
Legal Description: Lot FR 10, Tract TR 3909 

  
  
Last Day to File an Appeal: January 14, 2021 

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

1. Determine that, based on the whole of the administrative record, the project is 
exempt from California Environmental Quality Act (CEQA) pursuant to 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; 
 

2. Approve with Conditions a 70 percent increase in density, consistent with 
the provisions of the Transit Oriented Communities (TOC) Affordable Housing 
Incentive Program along with the following three (3) incentives for a qualifying 
Tier 3 project totaling 20 dwelling units, including two (2) units reserved for 
Extremely Low Income (ELI) Household occupancy, for a period of 55 years; 

 
a. Yard/Setback. A 30 percent reduction in the required width of the two (2) 

side yards to provide a minimum setback of 5 feet 8 inches in lieu of the 
minimum 8 feet otherwise required; and 
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b. Height. A maximum increase of 22 feet in building height to permit a 
maximum building height of 57 feet in lieu of the maximum 35 feet 
otherwise permitted; and 

 
c. Open Space. A maximum reduction of 25 percent in the required amount 

of open space. 
 

3. Adopt the attached Findings. 
 

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

with the plans and materials submitted by the applicant, stamped “Exhibit A,” and attached to 
the subject case file. Minor deviations may be allowed in order to comply with the provisions 
of the LAMC or the project conditions. Changes beyond minor deviations required by other 
City Departments or the LAMC may not be made without prior review by the Department of 
City Planning, Expedited Processing Section, and written approval by the Director of Planning. 
Each change shall be identified and justified in writing.  
 

2. On-site Restricted Affordable Units. Two units (2), or equal to 10 percent of the total number 
of dwelling units, shall be designated for Extremely Low Income Households, as defined by 
the Los Angeles Housing and Community Investment Department (HCIDLA) and California 
Government Code Section 65915(c)(2). 

 
3. Changes in On-site 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,31. 

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

covenant to the satisfaction of the HCIDLA to make ten percent of the total number of dwelling 
units available to Extremely Low Income Households, for sale or rental as determined to be 
affordable to such households by HCIDLA for a period of 55 years. In the event the applicant 
reduces the proposed density of the project, the number of required set-aside affordable units 
may be adjusted, consistent with LAMC Section 12.22-A,31, to the satisfaction of HCIDLA, 
and in consideration of the project’s SB 330 Determination. Enforcement of the terms of said 
covenant shall be the responsibility of HCIDLA. The applicant will present a copy of the 
recorded covenant to the Department of City Planning for inclusion in this file. The project 
shall comply with the Guidelines for the Affordable Housing Incentives Program adopted by 
the City Planning Commission and with any monitoring requirements established by the 
HCIDLA. Refer to the Density Bonus Legislation Background section of this determination. 

 
5. Base Incentives. 

 
a. Residential Density. The project shall be limited to a maximum density of 21 residential 

dwelling units (equal to a maximum density increase of 70 percent), including On-site 
Restricted Affordable Units. 
 

b. Floor Area Ratio (FAR). The project shall be permitted a maximum FAR of 4.5 to 1, 
representing a 50% increase in FAR of the underlying residential zone.  
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c. Parking. 

 
i. Automobile Parking. Automobile parking shall be provided consistent with LAMC 

Section 12.22-A,31. The proposed development, a Tier 3 project, shall not be 
required to exceed 0.5 automobile parking spaces per unit. A greater number of 
parking spaces may be provided at the applicant’s discretion. 
 

ii. Bicycle Parking. Bicycle parking shall be provided consistent with LAMC Section 
12.21-A,16. In the event that the number of On-Site Restricted Affordable Units 
should increase or the composition of such units should change, then no 
modification of this determination shall be necessary and the number of bicycle 
parking spaces shall be re-calculated consistent with LAMC Section 12.21-A,16. 

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

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

 
6. Additional Incentives. 

 
a. Yard/Setback. The project shall be permitted a 30 percent reduction in the required width 

of two (2) side yards to provide a minimum setback of 5 feet 8 inches in lieu of the minimum 
8 feet otherwise required.  
 

b. Height. The project shall be permitted an increase of 22 feet in building height, equal to a 
maximum building height of 57 feet, with limited additional height permitted for roof 
structures, stairwells, elevator shafts, etc. as permitted by the LAMC. For any increase in 
height over 11 feet, the building shall be stepped back at least 15 feet from the exterior 
face of the ground floor of the building along any street frontage. 
 

c. Open Space. The project shall be permitted a maximum reduction of 25 percent in the 
required amount of open space. 
 

Design Conformance Conditions 
 

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

 
a. Tree Requirement. The project shall provide at least the minimum number of trees on-

site to comply with the landscape requirement (LAMC Section 12.21 G(a)(3)). Pursuant 
to Ordinance No. 170,978, required trees shall not be palm trees. 

 
8. Building Materials. Each façade of the building shall incorporate a minimum of three (3) 

different building materials. Windows, doors, balcony/deck railings, and fixtures (such as 
lighting, signs, etc.) shall not count towards this requirement. 

 
9. Trash. All trash collection and storage areas shall be located on-site and not visible from the 

public right-of-way. 
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10. Mechanical Equipment. All mechanical equipment on the roof shall be screened from view. 

The transformer, if located in the front yard, shall be screened with landscaping on all exposed 
sides (those not adjacent to a building wall). 

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

facilities, sidewalks, yard areas, parkways, and exterior walls along the property lines) shall 
be maintained in an attractive condition and shall be kept free of trash and debris. 

 
12. Lighting. Outdoor lighting shall be designed and installed with shielding, such that the light 

source cannot be seen from adjacent residential properties or the public right-of-way, nor from 
above. 

 
Administrative Conditions   
 

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

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

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

 
15. 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.  

 
16. 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.  
 
17. Department of Building & Safety. The granting of this determination by the Director of 

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

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

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

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

of the Department of City Planning. 
 
20. Expiration. In the event that this grant is not utilized within three years of its effective date 

(the day following the last day that an appeal may be filed), the grant shall be considered null 
and void. Issuance of a building permit, and the initiation of, and diligent continuation of, 
construction activity shall constitute utilization for the purposes of this grant. 

 
21. Expedited Processing Section Fee. Prior to the clearance of any conditions, the applicant 

shall show proof that all fees have been paid to the Department of City Planning, Expedited 
Processing Section. 

 
22. Indemnification and Reimbursement of Litigation Costs. 

 

Applicant shall do all of the following: 
 

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

 
b. Reimburse the City for any and all costs incurred in defense of an action related to or 

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

 
c. Submit an initial deposit for the City’s litigation costs to the City within 10 days’ notice of 

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

 
d. Submit supplemental deposits upon notice by the City. Supplemental deposits may be 

required in an increased amount from the initial deposit if found necessary by the City to 
protect the City’s interests. The City’s failure to notice or collect the deposit does not 
relieve the applicant from responsibility to reimburse the City pursuant to the requirement 
in paragraph (b). 

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

reimbursement agreement with the City under terms consistent with the requirements of 
this condition. 

 
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 
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defense, the applicant shall not thereafter be responsible to defend, indemnify or hold 
harmless the City.  
 
The City shall have the sole right to choose its counsel, including the City Attorney’s office or 
outside counsel. At its sole discretion, the City may participate at its own expense in the 
defense of any action, but such participation shall not relieve the applicant of any obligation 
imposed by this condition. In the event the applicant fails to comply with this condition, in 
whole or in part, the City may withdraw its defense of the action, void its approval of the 
entitlement, or take any other action. The City retains the right to make all decisions with 
respect to its representations in any legal proceeding, including its inherent right to abandon 
or settle litigation. 
 
For purposes of this condition, the following definitions apply: 
 
“City” shall be defined to include the City, its agents, officers, boards, commissions, 
committees, employees, and volunteers. 
 
“Action” shall be defined to include suits, proceedings (including those held under alternative 
dispute resolution procedures), claims, or lawsuits. Actions includes actions, as defined 
herein, alleging failure to comply with any federal, state or local law. 
 
Nothing in the definitions included in this paragraph are intended to limit the rights of the City 
or the obligations of the applicant otherwise created by this condition. 

 
PROJECT BACKGROUND 

 
The project site is a single interior lot consisting of approximately 8,839 square feet of lot area. 
The subject property is rectangular-shaped and has a street frontage of approximately 52 feet 
along the westerly side of Hi Point Street, with an approximate depth of 170 feet. The subject site 
is located within the Wilshire Community Plan Area and is zoned [Q]R3-1-O with a corresponding 
land use designation of Medium Residential. The “Q” Qualified Condition, established pursuant 
to Ordinance Number 168,193, limits the building height to 35 feet, requires articulation at every 
30 feet for building facades exceeding 40 feet (minimum depth of façade modulation is five feet), 
and prohibits balconies above the first floor which have a line of sight to adjacent existing single-
family uses. There is also a prohibition on roof decks; however, this does not apply to the project 
which provides a top floor terraced patio rather than a roof deck that is usable for residents. The 
“O” Oil Drilling District, established pursuant to Ordinance Number 112,901, pertains to oil drilling 
activities and operations which are not a part of the project. The subject property is located within 
a Transit Priority Area in the City of Los Angeles (ZI-2452), and is not within the boundaries of 
any other specific plan, community design overlay, or interim control ordinance. 
 
The project site is located within a Tier 3 Transit Oriented Communities Affordable Housing 
Incentive Area, qualified by its proximity to the intersection of a Major Transit Stop. The project 
site is located within 750 feet of the intersection of one Rapid Bus Lines (Metro Rapid Line 780) 
and one Regular Bus Line (Local Line 7) at the intersection of Pico Boulevard and Fairfax Avenue. 
As such, the project meets the eligibility requirements for a TOC Housing Development to be 
located within 750 feet of a Major Transit Stop.  
 
The project proposes the demolition of one (1) existing single-family residential structure, and the 
construction, use, and maintenance of a new (5) five-story, 57-foot-high multi-family residential 
building with 20 dwelling units over one (1) level of subterranean parking. There are 11 non-
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protected trees on the site, which will be removed due to construction, and one (1) non-protected 
tree in the public right-of-way, which will remain. The proposed building will encompass 
approximately 20,093 square feet in total building area, resulting in a Floor Area Ratio (FAR) of 
approximately 3.78:1. Of the 20 units proposed, two (2) will be one-bedroom units, 10 will be two-
bedroom units, and eight (8) will be three-bedroom units. The project proposes to provide 24 
automobile parking spaces in addition to 20 long-term bicycle parking spaces and two (2) short-
term bicycle parking spaces. A total of 2,492 square feet of open space will be provided, divided 
among balconies, decks, and a fifth floor garden area. The project will maintain a 15-foot front 
yard and 20-foot rear yard, as required by the underlying [Q]R3-1-O Zone, but will provide reduced 
side yard setbacks of a minimum five (5) feet eight (8) inches, in lieu of the otherwise required 
eight (8) feet required, through utilization of a TOC incentive, as discussed below. 
 
The project meets all eligibility requirements for the TOC Affordable Housing Incentive Program. 
As such, the project is eligible for Base Incentives and up to three (3) additional incentives. As 
base incentives, the project is eligible to (1) increase the maximum allowable number of dwelling 
units permitted by 70 percent, (2) increase the maximum allowable FAR by 50 percent, and (3) 
provide automobile parking at a ratio of 0.5 spaces per unit. The project is seeking a 70 percent 
density increase from 12 units to 20 units and an increase in FAR to 3.78:1 and will provide at 
least the minimum number of parking spaces required. As Additional Incentives, the project is 
requesting (1) a maximum 22-foot increase in building height, (2) a maximum reduction of 30 
percent in the required width of both side yard setbacks, and (3) a maximum reduction of 25 
percent in the required amount of open space. The project meets the TOC Guideline requirements 
of providing at least 11 percent of the base units for Extremely Low Income Households in 
exchange for being granted the additional incentives. The project is setting aside two (2) units for 
Extremely Low Income Households, which equates to 18 percent of the 11 base units permitted 
through the underlying zoning of the site. 
 
SURROUNDING PROPERTIES 
 
Surrounding properties are generally developed with commercial, single-family residences, and 
multi-family residential uses. Properties abutting the subject site to the west are zoned [Q]R3-1-
O and improved with three- and four-story apartment buildings. Properties to the east across Hi 
Point Street are also zoned [Q]R3-1-O and developed with one- to four-story single-family homes, 
condominiums, and small lot buildings. Properties to the north are zoned [Q]R3-1-O and C4-1-O, 
and include both single-family and multi-family residential structures as well as a McDonald’s 
Drive-Thru restaurant and a commercial strip mall. Properties to the south across Saturn Street 
are zoned [Q]R3-1-O and R1R3-RG-O, and include a mix of single-family residences and multi-
story apartment buildings.  
 
STREETS 
 
Hi Point Street, abutting the property to the east, is designated Local Street – Standard, dedicated 
to a right-of-way width of 60 feet and is improved with asphalt roadway and concrete curb, gutter, 
and sidewalk. 
 
HOUSING REPLACEMENT 
 
Pursuant to LAMC Section 12.22-A,31(b)(1), a Housing Development located within a Transit 
Oriented Communities (TOC) Affordable Housing Incentive Area shall be eligible for TOC 
Incentives if it meets any applicable replacement requirements of California Government Code 
Section 65915(c)(3) (California State Density Bonus Law). 
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Assembly Bill 2222 (AB 2222) amended the State Density Bonus Law to require applicants of 
density bonus projects filed as of January 1, 2015 to demonstrate compliance with the housing 
replacement provisions which require replacement of rental dwelling units that either exist at the 
time of application of a Density Bonus project, or have been vacated or demolished in the five-
year period preceding the application of the project. This applies to all pre-existing units that have 
been subject to a recorded covenant, ordinance, or law that restricts rents to levels affordable to 
persons and families of lower or very low income; subject to any other form of rent or price control; 
or occupied by Low or Very Low Income Households. 
 
On September 28, 2016, the Governor signed Assembly Bill 2556 (AB 2556) which further 
amended the State Density Bonus Law. The amendments took effect on January 1, 2017. AB 
2556 clarifies the implementation of the required replacement of affordable units in Density Bonus 
projects, first introduced by AB 2222. AB 2556 further defines "equivalent size" to mean that as a 
whole, the new units must contain at least the same total number of bedrooms as the units being 
replaced. 
 
In addition to the requirements of California State Density Bonus Law, on October 9, 2019, the 
Governor signed into law the Housing Crisis Act of 2019 (SB 330). SB 330 creates new state laws 
regarding the production, preservation and planning for housing, and establishes a statewide 
housing emergency until January 1, 2025. During the duration of the statewide housing 
emergency, SB 330, among other things, creates new housing replacement requirements for 
Housing Development Projects by prohibiting the approval of any proposed housing development 
project on a site that will require the demolition of existing residential dwelling units or occupied 
or vacant “Protected Units” unless the proposed housing development project replaces those 
units.  
 
The Department of Housing and Community Investment (HCIDLA) has determined, per the 
Housing Crisis Act of 2019 (SB 330) Replacement Unit Determination, dated December 3, 2020, 
that there are no units subject to replacement pursuant to the requirements of the Housing Crisis 
Act of 2019 (SB 330).   
 
The project proposes a 20-unit residential development with two (2) units restricted to Extremely 
Low Income Households as well as eight (8) three-bedroom units. As such, the project meets the 
eligibility requirement for providing replacement housing consistent with California Government 
Code Sections 65915(c)(3) (State Density Bonus Law) and 66300 (Housing Crisis Act of 2019). 
The Determination made by HCIDLA is attached to the subject case file and provides additional 
information. 
 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
ELIGIBILITY REQUIREMENTS AND APPLICATION AND APPROVALS 
 
To be an eligible Transit Oriented Communities (TOC) Housing Development, a project must meet 
the Eligibility criteria set forth in Section IV of the Transit Oriented Communities Affordable 
Housing Incentive Program Guidelines (TOC Guidelines). A Housing Development located within 
a TOC Affordable Housing Incentive Area shall be eligible for TOC Incentives if it meets all of the 
following requirements, which the request herein does: 
 

1. On-Site Restricted Affordable Units. In each Tier, a Housing Development shall provide 
On-Site Restricted Affordable Units at a rate of at least the minimum percentages 
described below. The minimum number of On-Site Restricted Affordable Units shall be 
calculated based upon the total number of units in the final project. 
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a. Tier 1 - 8% of the total number of dwelling units shall be affordable to Extremely 
Low Income (ELI) income households, 11% of the total number of dwelling units 
shall be affordable to Very Low (VL) income households, or 20% of the total 
number of dwelling units shall be affordable to Lower Income households. 
 

b. Tier 2 - 9% ELI, 12% VL or 21% Lower. 
 

c. Tier 3 - 10% ELI, 14% VL or 23% Lower. 
 

d. Tier 4 - 11% ELI, 15% VL or 25% Lower. 
 

The project site is located within a Tier 3 TOC Affordable Housing Incentive Area. As part 
of the proposed development, the project is required to reserve ten percent of the total 
number of on-site dwelling units for Extremely Low Income Households. The project will 
reserve a total of two (2) on-site dwelling units for Extremely Low Income Households, 
which equates to ten percent of the 20 total dwelling units proposed as part of the Housing 
Development. As such, the project meets the eligibility requirement for On-Site Restricted 
Affordable Units. 

 
2. Major Transit Stop. A Housing Development shall be located on a lot, any portion of 

which must be located within 2,640 feet of a Major Transit Stop, as defined in Section II 
and according to the procedures in Section III.2 of the TOC Guidelines. 

 
As defined in the TOC Guidelines, a Major Transit Stop is a site containing a rail station 
or the intersection of two or more bus routes with a service interval of 15 minutes or less 
during the morning and afternoon peak commute periods. The project site is located within 
750 feet of the intersection of one Rapid Bus Lines (Metro Rapid Line 780) and one 
Regular Bus Line (Local Line 7) at the intersection of Pico Boulevard and Fairfax Avenue. 
As such, the project meets the eligibility requirements for a TOC Housing Development to 
be located within 750 feet of a Major Transit Stop.  
 

3. Housing Replacement. A Housing Development must meet any applicable housing 
replacement requirements of California Government Code Section 65915(c)(3), as verified 
by the Department of Housing and Community Investment (HCIDLA) prior to the issuance 
of any building permit. Replacement housing units required per this section may also count 
towards other On-Site Restricted Affordable Units requirements. 

 
Pursuant to the Determination made by the Housing and Community Investment 
Department (HCIDLA) dated December 3, 2020, the proposed project is not required to 
provide any replacement units. The project proposes a 20-unit residential development 
with two (2) units restricted to Extremely Low Income Households as well as eight (8) 
three-bedroom units. Therefore, the project meets the eligibility requirement for providing 
replacement housing consistent with California Government Code Section 65915(c)(3). 

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

seek and receive a density or development bonus under the provisions of California 
Government Code Section 65915 (state Density Bonus law) or any other State or local 
program that provides development bonuses. This includes any development bonus or 
other incentive granting additional residential units or floor area provided through a 
General Plan Amendment, Zone Change, Height District Change, or any affordable 
housing development bonus in a Transit Neighborhood Plan, Community Plan 
Implementation Overlay (CPIO), Specific Plan, or overlay district. 
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The project is not seeking any additional density or development bonuses under the 
provisions of the State Density Bonus Law or any other State or local program that 
provides development bonuses, including, but not limited to, a General Plan Amendment, 
Zone Change, Height District Change, or any affordable housing development bonus in a 
Transit Neighborhood Plan, Community Implementation Overlay (CPIO), Specific Plan, or 
overlay district. Therefore, the project meets this eligibility requirement. 

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

eligible to receive the Base Incentives listed in Section VI of the TOC Guidelines. Up to 
three Additional Incentives listed in Section VII of the TOC Guidelines may be granted 
based upon the affordability requirements described below. For the purposes of this 
section below “base units” refers to the maximum allowable density allowed by the zoning, 
prior to any density increase provided through these Guidelines. The affordable housing 
units required per this section may also count towards the On-Site Restricted Affordable 
Units requirement in Section IV.1 above (except Moderate Income units). 
 
a. One Additional Incentive may be granted for projects that include at least 4% of the 

base units for Extremely Low Income Households, at least 5% of the base units for 
Very Low Income Households, at least 10% of the base units for Lower Income 
Households, or at least 10% of the base units for persons and families of Moderate 
Income in a common interest development.  
 

b. Two Additional Incentives may be granted for projects that include at least 7% of the 
base units for Extremely Low Income Households, at least 10% of the base units for 
Very Low Income Households, at least 20% of the base units for Lower Income 
Households, or at least 20% of the base units for persons and families of Moderate 
Income in a common interest development.  
 

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

 
As an Eligible Housing Development, the project is eligible to receive the Base Incentives 
listed in the TOC Guidelines. The project is seeking three (3) Additional Incentives: 1) a 
maximum 22-foot increase in building height; (2) a maximum reduction of 30 percent in 
the required width of both side yard setbacks; and (3) a maximum reduction of 25 percent 
in the required amount of open space. The project may be granted three (3) Additional 
Incentives for reserving at least 11 percent of the base units for Extremely Low Income 
Households. The project is setting aside two (2) units for Extremely Low Income 
Households, which equates to approximately 18 percent of the 11 base units permitted 
through the underlying zoning of the site. As such, the project meets the eligibility 
requirements for both on-site restricted affordable units and Base and Additional 
Incentives.  
 

6.  Projects Adhering to Labor Standards. Projects that adhere to the labor standards 
required in LAMC 11.5.11 may be granted two Additional Incentives from the menu in 
Section VII of these Guidelines (for a total of up to five Additional Incentives). 
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The project is not seeking additional incentives beyond the three (3) permitted in exchange 
for reserving at least of reserving at least 11 percent of the base units for Extremely Low 
Income Households. The project is setting aside two (2) units for Extremely Low Income 
Households, which equates to 18 percent of the 11 base units permitted through the 
underlying zoning of the site. As such, the project need not adhere to the labor standards 
required in LAMC Section 11.5.11, and this eligibility requirement does not apply. 

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

that correspond to the lot with the highest Tier permitted by Section III above. 
 
The proposed building is located on one (1) lot. The entirety of the lot is located within a 
Tier 3 TOC Affordable Housing Incentive Area. Therefore, this eligibility requirement does 
not apply. 

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

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

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

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

10. Design Conformance. Projects seeking to obtain Additional Incentives shall be subject 
to any applicable design guidelines, including any Community Plan design guidelines, 
Specific Plan design guidelines and/or Citywide Design Guidelines and may be subject to 
conditions to meet design performance. The conditions shall not preclude the ability to 
construct the building with the residential density permitted by Section VI. 
 
The project seeks three (3) Additional Incentives and therefore has demonstrated 
conformance to the Citywide Design Guidelines. The proposed development has been 
conditioned to ensure a well-designed project and compliance with the Design Guidelines. 
The project has been conditioned to provide a pedestrian-friendly environment through 
the provision of landscaping, a prominent entryway, and screening of any mechanical 
equipment or parking areas from the public right-of-way. The project has also been 
conditioned to incorporate a variety of building materials to create visually interesting 
building façades and minimize impacts on surrounding properties. 

 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM / 
AFFORDABLE HOUSING INCENTIVES COMPLIANCE FINDINGS 
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Pursuant to LAMC Section 12.22-A,31(e), the Director of Planning shall review a Transit Oriented 
Communities Affordable Housing Incentive Program project application in accordance with the 
procedures outlined in LAMC Section 12.22-A,25(g). 
 
1. Pursuant to Section 12.22 A.25(g) of the LAMC, the Director shall approve a density 

bonus and requested incentive(s) unless the director finds that: 
 
a. The incentives are not required to provide for affordable housing costs as defined in 

California Health and Safety Code Section 50052.5 or Section 50053 for rents for the 
affordable units. 
 
The record does not contain substantial evidence that would allow the Director to make 
a finding that the requested incentives are not necessary to provide for affordable 
housing costs per State Law. The California Health & Safety Code Sections 50052.5 
and 50053 define formulas for calculating affordable housing costs for extremely low, 
very low, and lower income households. Section 50052.5 addresses owner-occupied 
housing and Section 50053 addresses rental households. Affordable housing costs are 
a calculation of residential rent or ownership pricing not to exceed 25 percent gross 
income based on area median income thresholds dependent on affordability levels. 

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

 
Height. The requested incentive for an increase in building height is expressed in the 
Menu of Incentives in the TOC Guidelines which permit exceptions to zoning 
requirements that results in building design or construction efficiencies that facilitate the 
creation of affordable housing. Specifically, a Tier 3 project is permitted a maximum 
increase of two (2) stories and 22 feet in building height, resulting in a total maximum 
building height of 57 feet in lieu of the maximum 35 feet otherwise permitted by the 
underlying [Q]R3-1-O zone. This requested incentive will allow the developer to increase 
the height of the structure to allow the units reserved for affordable housing to be 
constructed and increase the overall space dedicated to residential uses. These 
incentives support the applicant’s decision to reserve two (2) units for affordable 
housing. 
 
Yard/Setback. The requested side yard incentive, including two (2) side yard reductions 
of a maximum of 30 percent, is expressed in the Menu of Incentives in the Transit 
Oriented Communities Guidelines which permit exceptions to zoning requirements that 
result in building design or construction efficiencies that facilitate the creation of 
affordable housing. This requested incentive will allow the developer to expand the 
building footprint and allow for the construction of more units, including affordable units, 
while remaining in compliance with all other applicable zoning regulations. These 
incentives support the applicant’s decision to reserve two (2) units for affordable 
housing.  
 
Open Space. The requested open space incentive, including a 25% reduction in the 
permitted open space area, is expressed in the Menu of Incentives in the Transit 
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Oriented Communities Guidelines which permit exceptions to zoning requirements that 
result in building design or construction efficiencies that facilitate affordable housing 
costs. The requested incentive allows the developer to utilize more of the total building 
square footage for residential units, which facilitates the creation of more affordable 
units, while remaining in compliance with all other applicable zoning regulations. The 
incentive further supports the applicant’s decision to reserve two (2) units for Extremely 
Low Income Households and facilitates the creation of affordable housing units.  

 
b. The Incentive will have a specific adverse impact upon public health and safety or the 

physical environment, or on any real property that is listed in the California Register of 
Historical Resources and for which there are no feasible methods to satisfactorily 
mitigate or avoid the specific adverse Impact without rendering the development 
unaffordable to Very Low, Low and Moderate Income households. Inconsistency with 
the zoning ordinance or the general plan land use designation shall not constitute a 
specific, adverse impact upon the public health or safety.  
 
There has been no evidence provided that indicated that the proposed incentives will 
have a specific adverse impact upon public health and safety or the physical 
environment, or on any real property that is listed in the California Register of Historical 
Resources. A "specific adverse impact" is defined as, "a significant, quantifiable, direct 
and unavoidable impact, based on objective, identified written public health or safety 
standards, policies, or conditions as they existed on the date the application was 
deemed complete" (LAMC Section 12.22.A.25(b)). The project does not involve a 
contributing structure in a designated Historic Preservation Overlay Zone or on the City 
of Los Angeles list of Historical-Cultural Monuments. According to ZIMAS, the project is 
located in a Methane Zone. As a result, the project will be required to comply with all 
applicable regulations which will prevent any adverse impacts. The project is not located 
on a substandard street in a Hillside area or a Very High Fire Severity Zone. The project 
is required to comply with all other pertinent regulations including those governing 
construction, use, and maintenance, and will not create any significant direct impacts on 
public health and safety. Therefore, there is no substantial evidence that the proposed 
project, and thus the requested incentive, will have a specific adverse impact on the 
physical environment, on public health and safety or the physical environment, or on any 
Historical Resource.  

 
ADDITIONAL MANDATORY FINDINGS 

 
2. The National Flood Insurance Program rate maps, which are a part of the Flood Hazard 

Management Specific Plan adopted by the City Council by Ordinance No. 172,081, have 
been reviewed and it has been determined that this project is located in Zone X, which is 
categorized as an area with a minimal chance of flood hazard.  

 
3. A project qualifies for a Class 32 Categorical Exemption if it is developed on an infill site and 

meets the following five applicable conditions: (a) The project is consistent with the 
applicable general plan designation and all applicable general plan policies as well as with 
the applicable zoning designation and regulations; (b) The proposed development occurs 
within city limits on a project site of no more than five acres substantially surrounded by 
urban uses; (c) The project site has no value as habitat for endangered, rare or threatened 
species; (d) Approval of the project would not result in any significant effects relating to 
traffic, noise, air quality, or water quality; and (e) The site can be adequately served by all 
required utilities and public services. 
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(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 is consistent with applicable general plan designation, applicable 
policies, and applicable zoning designations. The subject property is located within the 
Wilshire Community Plan Area, which is one of the 35 Community Plans that make up 
the Land Use Element of the General Plan. The Community Plan designates the subject 
property with a land use designation of Medium Residential, corresponding to the R3 
Zone. The subject property is zoned [Q]R3-1-O and is thus consistent with the existing 
land use designation. The “Q” Qualified Condition, established pursuant to Ordinance 
Number 168,193, limits the building height to 35 feet, requires articulation at every 30 
feet for building facades exceeding 40 feet (minimum depth of façade modulation is five 
feet), and prohibits balconies above the first floor which have a line of sight to adjacent 
existing single-family uses. The “O” Oil Drilling District, established pursuant to 
Ordinance Number 112,901, pertains to oil drilling activities and operations, which are 
not a part of the project.  The subject property is also within a Transit Priority Area in the 
City of Los Angeles (ZA-2452). The site is not located within the boundaries, or subject 
to, any additional specific plan, community design overlay, or interim control ordinance. 
 
Consistent with the Wilshire Community Plan, the proposed 20-unit apartment 
development would add new and desirable multi-family housing and contribute to the 
City’s affordable housing stock. The proposed project meets the intent of the following 
Goals, Objectives, and Policies of the Wilshire Community Plan: 
 

Goal 1: Provide a safe, secure, and high quality residential 
environment for all economic, age, and ethnic segments of 
the Wilshire Community. 

 
Policy 1-1.3: Provide for adequate multi-family residential development. 

 
Objective 1-2: Reduce vehicular trips and congestion by developing new 

housing in close proximity to regional and community 
commercial centers, subway stations and existing bus route 
stops. 

 
Policy 1-2.1: Encourage higher density residential uses near major public 

transportation centers. 
 

Objective 1-4: Provide affordable housing and increased accessibility to 
more population segments, especially students, the 
handicapped and senior citizens. 

 
Policy 1.4-1: Promote greater individual choice in type, quality, price and 

location of housing. 
 
The project will result in a net increase of 19 units at the site, locating new, higher density 
residential near transit lines and neighborhood services. The resulting development will 
thus be located in a manner that has the potential to reduce vehicular trips. The project 
will also provide a mix of market rate and affordable units, thereby promoting the 
provision of adequate housing for all persons relative to income, including students, 
senior citizens, and persons with disabilities as all new development would require 



 
 

  
DIR-2020-2067-TOC Page 15 of 23 
 

compliance with the Americans with Disabilities Act. The project meets all applicable 
design guidelines and standards, and is a multi-family development with an appropriate, 
context-sensitive scale. The project has been conditioned and designed to contribute 
towards a pedestrian-friendly environment that is safe for all modes of transportation. 
Furthermore, the project features an attractive and high-quality architectural design and 
is located within close proximity to the intersection of two local bus lines. The provision 
of well-designed multi-family housing, which includes restricted affordable units, ensures 
a project that will complement the existing neighborhood while also providing valuable 
housing stock to current and future residents. Therefore, the proposed project is 
consistent with the General Plan policies and zoning regulations within the City of Los 
Angeles. 
 

(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 wholly within the Wilshire Community Plan Area within 
the City of Los Angeles. The subject site consists of a single lot that total approximately  
8,838 square feet, or approximately 0.20 acres, in size. The project site is substantially 
surrounded by urban uses and is not located near any areas designated for farmland or 
agricultural uses. The neighborhood is fully built-out with a variety of multi-family and 
commercial uses that are consistent with their General Plan land use designations and 
zoning. Pico Boulevard, which is half a block away from the project site, is also a heavily 
trafficked, major corridor that is well-serviced by public transit and various commercial 
uses and amenities. 

 
(c) The project site has no value as habitat for endangered, rare or threatened 

species. 
 
The existing site consists of one lot improved with one (1) single-family residential 
structure, which will be demolished as part of the project. The project site is located in a 
well-established urban area which is fully developed with residential and commercial 
uses. The project site has no value as habitat for endangered species, rare, or 
threatened species. A tree report, prepared by Harmony Gardens on March 17, 2020, 
states that there are 11 non-protected trees existing on the subject property and one (1) 
tree in the public right-of-way, which is expected to remain. While the remaining trees 
are subject to removal and replacement per the Los Angeles Municipal Code, none of 
these trees are protected or habitat for endangered, rare, or threatened species.   
 

(d) Approval of the project would not result in any significant effects relating to traffic, 
noise, air quality, or water quality. 
 
Traffic 
The proposed project involves the construction, use, and maintenance of a new five-
story, 20-unit residential apartment building with one (1) level of subterranean parking. 
Based upon the existing mobility and circulation networks near the proposed project, the 
creation of 19 net new units will not result in significant traffic impacts in the community. 
Per the Los Angeles Department of Transportation (LADOT) determination dated March 
4, 2020 and attached to the subject case file, the proposed project is not required to 
conduct a vehicle miles traveled (VMT) analysis as the project is beneath LADOT 
thresholds of significance. The determination also states that there is no VMT analysis 
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required and thus, the project does not need to be referred further to LADOT. Therefore, 
the project is not expected to result in any significant impact relating to traffic. 
 
Noise 
A Noise Technical Report was prepared by ZMassociates Environmental Corporation 
on March of 2020 for the subject property. Given that the project would be required to 
comply with all existing and applicable noise regulations, the study concluded that the 
project would not result in any significant impacts and that no mitigation measure are 
necessary. Although noise and vibration arising from construction is unavoidable, these 
impacts would be temporary and limited to the duration of the construction in any one 
location. The level of construction noise for the proposed project would be managed 
within the City of Los Angeles day and time ordinance. The report also states that due 
to the small project size, the limited number of construction vehicles, limited number of 
construction equipment, and small size of construction equipment compared to much 
larger projects, the proposed project will not result in exceedance of the City of Los 
Angeles noise ordinances. The report states that standard, industry-wide best practices 
for construction in urban or otherwise noise-sensitive areas would ensure that 
construction noise does not exceed the noise limit imposed by LAMC Section 112.05. 
These could include erecting temporary noise barriers around the project’s perimeter, 
using mufflers to dampen noise from internal combustion engines, and warming-up or 
staging equipment away from sensitive receptors. Complete elimination of construction 
activity noise is technically infeasible; however, incorporation of the best available noise 
reduction methods will minimize impacts on the residential uses bordering the project 
site. Compliance with the various local regulatory measure will further minimize any 
adverse construction noise impact potential.  
 
As the project is a residential development, the project is not expected to generate 
significant permanent operational noise impacts. Noise generated through human 
conversation and activities (particularly in outdoor recreational spaces, such as 
balconies and patios), landscape maintenance, or trash collection would not exceed the 
recommended noise compatibility guidelines. Any new stationary sources of noise, such 
mechanical HVAC equipment, installed on the proposed development will be required 
to comply with LAMC Sections 112.02 and 112.05 which prohibit noise from air 
conditioning, refrigeration, heating, pumping, and filtering equipment from exceeding the 
ambient noise level at neighboring occupied properties by more than five dBA. In 
addition, the project is not expected to generate a substantial number of vehicle trips 
which could in turn generate additional noise. The proposed project is expected to 
generate a negligible increase in ambient noise from operation.  
 
Through compliance with all existing regulations governing both construction and 
operational noise, any noise impacts resulting from the project will be less than 
significant. 
 
Air Quality 
The South Coast Air Quality Management District (SCAQMD) is the agency primarily 
responsible for comprehensive air pollution control in the South Coast Air Basin and 
reducing emissions from area and point stationary, mobile, and indirect sources. 
SCAQMD prepared the 2012 Air Quality Management Plan (AQMP) to meet federal and 
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state ambient air quality standards. A significant air quality impact may occur if a project 
is inconsistent with the AQMP or would in some way represent a substantial hindrance 
to employing the policies or obtaining the goals of that plan. As the project will result in 
the net increase of 43 residential units, it is not expected to conflict with, or obstruct, the 
implementation of the AQMP and SCAQMD rules. The project is consistent with current 
zoning regulations and policies within the City of Los Angeles, allowing for the proposed 
development on the subject site. The project would also comply with the 2017 Los 
Angeles Green Building Code (LAGBC), which builds upon and sets higher standards 
than those in the 2016 California Green Building Standards Code. Additionally, the 
project’s infill location would promote the concentration of development in an urban 
location with extensive infrastructure and access to public transit facilities, thus reducing 
the vehicle miles traveled for employees, residents, and visitors. Therefore, project 
impacts related to air quality will be less than significant. 
 
During construction, appropriate dust control measures would be implemented as part 
of the proposed project during each phase of development, as required by SCAQMD 
Rule 403 - Fugitive Dust. Specifically, Rule 403 control requirements include, but are not 
limited to, applying water in sufficient quantities to prevent the generation of visible dust 
plumes, applying soil binders to uncovered areas, reestablishing ground cover as quickly 
as possible, utilizing a wheel washing system to remove bulk material from tires and 
vehicle undercarriages before vehicles exit the project site, and maintaining effective 
cover over exposed areas. 
 
Best Management Practices (BMP) will be implemented that would include (but not be 
limited to) the following: 
 

• Unpaved demolition and construction areas shall be wetted at least three times 
daily during excavation and construction, and temporary dust covers shall be 
used to reduce emissions and meets SCAQMD Rule 403; 

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

• General contractors shall maintain and operate construction equipment to 
minimize exhaust emissions; and 

• Trucks shall not idle but be turned off. 
 
By implementing BMPs, all construction-related impacts will be less than significant and 
temporary in nature. No permanent significant impacts are anticipated to occur from 
construction. 
 
Furthermore, an Air Quality Technical Report was prepared by ZMassociates 
Environmental Corporation on March of 2020, which is included in the subject case file. 
The study quantifies the estimated daily construction and operational emissions for 
various pollutants from the project site using CalEEMod simulations. Based on the 
simulation results, none of the construction and operational emissions are expected to 
exceed the South Coast Air Quality Management District (SCAQMD) air quality 
significance thresholds. Furthermore, the report finds that the project is consistent with 
all applicable aspects of the City’s General Plan Air Quality Element. The study does not 
recommend any mitigation measures as all construction and operational emissions are 
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expected to be far below the thresholds considered by SCAQMD to be significant under 
CEQA guidelines. Potential impacts related to air quality from the project will therefore 
be less than significant. 
 
Water Quality 
With regard to water quality, a significant impact would occur if the project would: 1) 
exceed wastewater treatment requirements of the Los Angeles Regional Water Quality 
Control Board (LARWQCB); 2) increase water consumption or wastewater generation 
to such a degree that the capacity of facilities currently serving the project site would be 
exceeded; or 3) increase surface water runoff, resulting in the need for expanded off-
site storm water drainage facilities. All wastewater from the project would be treated 
according to requirements of the National Pollutant Discharge Elimination System 
(NPDES) permit authorized by the LARWQCB. Therefore, the proposed project would 
result in a less than significant impact related to wastewater treatment requirements.  
 
Additionally, prior to any construction activities, the project applicant would be required 
to coordinate with the City of Los Angeles Bureau of Sanitation (BOS) to determine the 
exact wastewater conveyance requirements of the proposed project, and any upgrades 
to the wastewater lines in the vicinity of the project site that are needed to adequately 
serve the proposed project would be undertaken as part of the project. Therefore, the 
proposed project would not result in a significant impact related to water or wastewater 
infrastructure.  
 
Lastly, development of the proposed project would maintain existing drainage patterns; 
site generated surface water runoff would continue to flow to the City’s storm drain 
system. The proposed project would not create or contribute runoff water that would 
exacerbate any existing deficiencies in the storm drain system or provide substantial 
additional sources of polluted runoff. Therefore, the proposed project would not result in 
a significant impact related to existing storm drain capacities. 
 

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

The site is currently and adequately served by the City's Department of Water and 
Power, the City's Bureau of Sanitation, the Southern California (SoCal) Gas Company, 
the Los Angeles Police Department, the Los Angeles Fire Department, Los Angeles 
Unified School District, Los Angeles Public Library, and other public services. In addition, 
the LAGBC 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. As a result of these new building codes, which 
are required of all projects, it can be anticipated that the proposed project will not create 
any impact on existing utilities and public services through the net addition of 19 new 
dwelling units. 

 
 The City has further considered whether the proposed project is subject to any of the six 

exceptions set forth in State CEQA Guidelines Section 15300.2 that would prohibit the use 
of any categorical exemption. Planning staff has determined that none of the exceptions 
apply to the proposed project, as described below. 
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(a) Location. Classes 3, 4, 5, 6, and 11 are qualified by consideration of where the project 
is to be located. A project that is ordinarily insignificant in its effect on the environment 
may in a particularly sensitive environment be significant. Therefore, these classes may 
not be utilized where the project may impact on an environmental resource of hazardous 
or critical concern where designated, precisely mapped, and officially adopted pursuant 
to law by federal, state, or local agencies. 
 
As the proposed project is not defined as a Class 3, 4, 5, 6 or 11 project, this exception 
is non-applicable. The project site in an urbanized area in the City of Los Angeles. The 
project site is not located in a particularly sensitive environment and is not located on a 
site containing wetlands, endangered species, or wildlife habitats; therefore, this 
exception is not applicable. 
 

(b) Cumulative Impact. 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. 
 
The development of the project site with 20 dwelling units is consistent with the zone 
and land use designation of the site, as designated by the Wilshire Community Plan, 
and as permitted by the City’s TOC Affordable Housing Incentive Program pursuant to 
LAMC 12.22-A.31. A successive project of the same type and nature would reflect a 
development that is consistent with the underlying land use designation and the Los 
Angeles Municipal Code, and thus would be subject to the same regulations and 
requirements, including development standards and environmental impacts. The 
impacts of each subsequent project will be mitigated if necessary, and thus will not result 
in a cumulative impact. 
 
The project would not result in a cumulatively considerable contribution to any impact. 
The threshold of significance for a cumulatively considerable contribution to a traffic 
impact is the same as the threshold of significance for a project impact. Therefore, since 
the project would not exceed that threshold it would have neither a project-specific 
significant impact nor the potential to result in a cumulatively considerable contribution 
to a significant traffic impact. The same is true for air quality thresholds of significance; 
the project does not have the potential to result in a project-specific significant air quality 
impact, and therefore, does not have the potential to result in a cumulatively 
considerable contribution to a significant air quality impact. Upon review of similar 
development projects within 500 feet of the project site, there are two planned projects 
at 1444 Hi Point Street and 1437 Hi Point Street which are both expected to be 
completed by 2020-2021, well before this project is set to commence. Both are small 
and well below impact thresholds evaluated above. Even if both projects were to take 
place at the same timeframe, cumulative effects would still be well below all significant 
thresholds. 
 
Regulatory Compliance Measures (RCMs) in the City of Los Angeles regulate impacts 
related to Air Quality, Construction Noise/Vibrations, Operational Noise/Vibrations, and 
Transportation/traffic. Numerous Los Angeles Municipal Code Sections provide 
requirements for construction activities and ensure impacts from construction related 
noise, traffic, and parking are less than significant. The Noise Regulation Ordinance, No. 
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144,331, provides regulatory compliance measures related to construction noise and 
maximum noise levels for all activities. LAMC Section 62 provides specific regulatory 
compliance measures related to construction traffic and parking. LAMC Section 41 
requires construction site postings listing representative contact information and 
permitted construction/demolition hours as established by the Department of Building 
and Safety. Additionally, there is insufficient evidence to conclude that significant 
impacts will occur based on past project approvals or in progress entitlement 
applications and that the proposed project will have adverse impacts on the cumulative 
impacts of construction noise and transportation/traffic in this area. Further, there is 
insufficient evidence to conclude that the proposed project will be under construction at 
the same time as projects within the vicinity. Thus, this exception does not apply. 
 

(c) Significant Effect Due To Unusual Circumstances. 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 project proposes to construct a 20-unit multi-family residential development with two 
levels of subterranean parking. The project site is comprised of approximately 8,838 
square feet of lot area located in an urbanized area within the City of Los Angeles. The 
project consists of residential uses and operations that are compatible with the 
surrounding urban development and consistent with the underlying zoning. The project 
site is a long-established neighborhood and is surrounded by various residential, 
commercial, and civic uses. The site does not demonstrate any unusual circumstances, 
and the project will not generate any significant impacts regarding traffic, noise, air 
quality, or water quality. There are no special districts or other known circumstances that 
indicate a sensitive surrounding environment.  Thus, there are no unusual 
circumstances which may lead to a significant effect on the environment. 
 

(d) 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. This does not apply to improvements which are required as 
mitigation by an adopted negative declaration or certified EIR. 
 
Based on a review of the California Scenic Highway Mapping System, the subject site 
is not located along a California State Scenic Highway and will not impact any identified 
scenic resources, including trees, historic buildings, rock outcroppings, or other similar 
resources, within a highway officially designated as a State Scenic Highway. 
Furthermore, the street is not designated as a scenic highway in the General Plan, 
Wilshire Community Plan, or City of Los Angeles Zone Information & Map Access 
System (ZIMAS). Therefore, this exception does not apply. 
 

(e) 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. 
 
Based on a review of the California Department of Toxic Substances Control “Envirostor 
Database,” no known hazardous waste sites are located on the project site. There are 
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also no listed sites within the immediate vicinity of the project site. The subject property 
has been previously developed with residential uses which are not expected to utilize 
hazardous waste or materials that pose significant constraint on the site.   
 

(f) Historical Resources. A categorical exemption shall not be used for a project which 
may cause a substantial adverse change in the significance of a historical resource. 
 
The project site has not been identified as a historic resource by local or state agencies, 
and the project site has not been determined to be eligible for listing in the National 
Register of Historic Places, California Register of Historical Resources, or the Los 
Angeles Historic-Cultural Monuments Register. While the existing structure was built in 
1946, the project site is not identified as a historic resource subject to historic 
preservation review, nor is it located within a Historic Preservation Overlay Zone. 
Additionally, the project does not involve a contributing structure in a designated Historic 
Preservation Overlay Zone or on the City of Los Angeles list of Historical-Cultural 
Monuments. For these reasons, construction of the proposed project would not 
constitute a substantial adverse change in the significance of a historic resource as 
defined by CEQA, and this exception does not apply to the proposed project. 

Therefore, it has been determined, based on the whole of the administrative record, that the 
project is exempt from CEQA pursuant to CEQA Guidelines, Section 15332 (Class 32), and 
there is no substantial evidence demonstrating that an exception to a categorical exemption 
pursuant to CEQA Guidelines, Section 15300.2 applies. 

 
TRANSIT ORIENTED COMMUNITIES AFFORDABLE HOUSING INCENTIVE PROGRAM 
BACKGROUND 
 
Measure JJJ was adopted by the Los Angeles City Council on December 13, 2016. Section 6 of 
the Measure instructed the Department of City Planning to create the Transit Oriented 
Communities (TOC) Affordable Housing Incentive Program, a transit-based affordable housing 
incentive program. The measure required that the Department adopt a set of TOC Guidelines, 
which establish incentives for residential or mixed-use projects located within ½ mile of a major 
transit stop. Major transit stops are defined under existing State law. 
 
The TOC Guidelines, adopted September 22, 2017, establish a tier-based system with varying 
development bonuses and incentives based on a project’s distance from different types of transit. 
The largest bonuses are reserved for those areas in the closest proximity to significant rail stops 
or the intersection of major bus rapid transit lines. Required affordability levels are increased 
incrementally in each higher tier. The incentives provided in the TOC Guidelines describe the 
range of bonuses from particular zoning standards that applicants may select. 
 
TIME LIMIT – OBSERVANCE OF CONDITIONS 
 
All terms and conditions of the Director’s Determination shall be fulfilled before the use may be 
established. Pursuant to LAMC Section 12.25-A,2, the instant authorization is further conditional 
upon the privileges being utilized within three years after the effective date of this determination 
and, if such privileges are not utilized, building permits are not issued, or substantial physical 
construction work is not begun within said time and carried on diligently so that building permits 
do not lapse, the authorization shall terminate and become void. 
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The applicant's attention is called to the fact that this grant is not a permit or license and that any 
permits and licenses required by law must be obtained from the proper public agency. 
Furthermore, if any condition of this grant is violated or not complied with, then the applicant or 
his successor in interest may be prosecuted for violating these conditions the same as for any 
violation of the requirements contained in the Municipal Code, or the approval may be revoked. 
 
Verification of condition compliance with building plans and/or building permit applications are 
done at the Development Services Center of the Department of City Planning at either Figueroa 
Plaza in Downtown Los Angeles, West Los Angeles Development Services Center, or the Marvin 
Braude Constituent Service Center in the Valley. In order to assure that you receive service with 
a minimum amount of waiting, applicants are encouraged to schedule an appointment with the 
Development Services Center either by calling (213) 482-7077, (310) 231-2901, (818) 374-5050, 
or through the Department of City Planning website at http://cityplanning.lacity.org. The applicant 
is further advised to notify any consultant representing you of this requirement as well. 
 
Section 11.00 of the LAMC states in part (m): “It shall be unlawful for any person to violate any 
provision or fail to comply with any of the requirements of this Code. Any person violating any of 
the provisions or failing to comply with any of the mandatory requirements of this Code shall be 
guilty of a misdemeanor unless that violation or failure is declared in that section to be an 
infraction. An infraction shall be tried and be punishable as provided in Section 19.6 of the Penal 
Code and the provisions of this section. Any violation of this Code that is designated as a 
misdemeanor may be charged by the City Attorney as either a misdemeanor or an infraction. 
Every violation of this determination is punishable as a misdemeanor unless provision is otherwise 
made, and shall be punishable by a fine of not more than $1,000 or by imprisonment in the County 
Jail for a period of not more than six months, or by both a fine and imprisonment.” 
 
TRANSFERABILITY 
 
This determination runs with the land. In the event the property is to be sold, leased, rented or 
occupied by any person or corporation other than yourself, it is incumbent that you advise them 
regarding the conditions of this grant. If any portion of this approval is utilized, then all other 
conditions and requirements set forth herein become immediately operative and must be strictly 
observed. 
 
APPEAL PERIOD - EFFECTIVE DATE 
 
The Determination in this matter will become effective after January 14, 2021 unless an 
appeal there from is filed with the City Planning Department. It is strongly advised that appeals 
be filed early during the appeal period and in person so that imperfections/incompleteness may 
be corrected before the appeal period expires. Any appeal must be filed on the prescribed forms, 
accompanied by the required fee, a copy of this Determination, and received and receipted at a 
public office of the Department of City Planning on or before the above date or the appeal will not 
be accepted. Forms are available on-line at www.cityplanning.lacity.org. 
 
Planning Department public offices are located at: 
 

Figueroa Plaza 
201 North Figueroa Street, 

4th Floor 
Los Angeles, CA 90012 

(213) 482-7077 

Marvin Braude San Fernando Valley 
Constituent Service Center 

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

(818) 374-5050 

West Los Angeles Development 
Services Center 

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

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

   
Attachments: 
Exhibit A: Architectural Plans and Landscape Plans 
 

https://www.lavote.net/home/county-clerk/environmental-notices-fees
https://www.lavote.net/home/county-clerk/environmental-notices-fees
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EXHIBIT C 
 

Approved Project Plans 
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EXHIBIT D 
 

Transit Oriented Communities 
Referral Form – ADM-2020-124-TOC 
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EXHIBIT E 
 

Transit Documents 
 
 

 
 
 
 
 

 
 

 
 
 
 





Northbound Al Norte (Approximate Times)
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— E3:13A 3:22A 3:36A 3:40A D3:44A
4:01A 4:10 4:19 4:33 4:37 4:45
4:45 4:55 5:04 5:18 5:22 5:30
5:15 5:25 5:34 5:48 5:52 6:00
5:35 5:45 5:54 6:08 6:12 6:20
5:45 5:55 6:04 6:18 6:22 6:30
5:54 6:04 6:14 6:28 6:32 6:41
6:03 6:14 6:24 6:38 6:42 6:51
6:12 6:23 6:34 6:48 6:52 7:01
6:22 6:33 6:44 6:58 7:02 7:11
6:31 6:43 6:54 7:08 7:12 7:21
6:41 6:53 7:04 7:18 7:22 7:31
6:50 7:02 7:14 7:28 7:33 7:42
6:58 7:12 7:24 7:39 7:44 7:53
7:08 7:22 7:34 7:49 7:54 8:03
7:16 7:30 7:44 7:59 8:04 8:13
7:24 7:40 7:54 8:10 8:15 8:24
7:34 7:50 8:04 8:20 8:25 8:34
7:44 8:00 8:14 8:30 8:35 8:44
7:54 8:10 8:24 8:40 8:45 8:54
8:04 8:20 8:34 8:50 8:55 9:04
8:14 8:30 8:44 9:00 9:05 9:14
8:23 8:40 8:54 9:11 9:16 9:25
8:33 8:50 9:04 9:21 9:26 9:35
8:43 9:00 9:14 9:31 9:36 9:45
8:53 9:10 9:24 9:42 9:47 9:56
9:03 9:20 9:34 9:52 9:57 10:07
9:13 9:30 9:44 10:02 10:08 10:18
9:23 9:40 9:54 10:12 10:18 10:28
9:33 9:50 10:04 10:22 10:28 10:38
9:43 10:00 10:14 10:32 10:38 10:48
9:53 10:10 10:24 10:43 10:49 10:59

10:03 10:20 10:34 10:53 10:59 11:10
10:13 10:30 10:44 11:03 11:09 11:20
10:23 10:40 10:54 11:14 11:20 11:31
10:33 10:50 11:04 11:24 11:30 11:41
10:42 10:59 11:14 11:34 11:40 11:51
10:52 11:09 11:24 11:45 11:51 12:03P
11:02 11:19 11:34 11:55 12:01P 12:14
11:12 11:29 11:44 12:05P 12:11 12:24
11:22 11:39 11:54 12:16 12:22 12:35
11:32 11:49 12:04P 12:26 12:32 12:45
11:41 11:58 12:14 12:36 12:42 12:55
11:51 12:08P 12:24 12:46 12:52 1:05
12:01P 12:18 12:34 12:56 1:02 1:15
12:10 12:27 12:44 1:06 1:12 1:25
12:19 12:36 12:54 1:16 1:22 1:35
12:29 12:46 1:04 1:26 1:32 1:45
12:39 12:56 1:14 1:36 1:43 1:56
12:49 1:06 1:24 1:46 1:53 2:05
12:59 1:16 1:34 1:56 2:03 2:15

1:10 1:27 1:44 2:07 2:14 2:26
1:19 1:36 1:53 2:16 2:23 2:35
1:29 1:46 2:04 2:28 2:35 2:47
1:39 1:56 2:14 2:38 2:45 2:57
1:49 2:06 2:24 2:48 2:55 3:07
1:59 2:16 2:34 2:58 3:05 3:17
2:09 2:26 2:44 3:08 3:15 3:27
2:19 2:36 2:54 3:18 3:25 3:37
2:28 2:46 3:04 3:28 3:35 3:47
2:38 2:56 3:14 3:38 3:45 3:57
2:48 3:06 3:24 3:48 3:55 4:07
2:57 3:16 3:34 3:58 4:06 4:18
3:07 3:26 3:44 4:08 4:16 4:28
3:17 3:36 3:54 4:18 4:26 4:37
3:26 3:45 4:04 4:28 4:36 4:47
3:36 3:55 4:14 4:38 4:46 4:57
3:46 4:05 4:24 4:48 4:56 5:07
3:56 4:15 4:34 4:58 5:06 5:17
4:06 4:25 4:44 5:08 5:16 5:27
4:16 4:35 4:54 5:18 5:26 5:37
4:26 4:45 5:04 5:28 5:36 5:47
4:36 4:55 5:14 5:38 5:46 5:57
4:46 5:05 5:24 5:48 5:56 6:06
4:56 5:15 5:34 5:58 6:06 6:16
5:07 5:26 5:44 6:08 6:16 6:26
5:17 5:36 5:54 6:17 6:25 6:35
5:28 5:47 6:05 6:27 6:34 6:44
5:40 5:59 6:16 6:38 6:45 6:55
5:50 6:09 6:26 6:48 6:55 7:04
6:00 6:19 6:36 6:58 7:05 7:14
6:10 6:29 6:46 7:08 7:15 7:24
6:20 6:39 6:56 7:17 7:24 7:33
6:36 6:54 7:10 7:31 7:37 7:46
6:56 7:12 7:27 7:47 7:53 8:02
7:13 7:29 7:44 8:04 8:10 8:19
7:33 7:48 8:02 8:22 8:28 8:37
7:53 8:07 8:20 8:40 8:46 8:55
8:14 8:27 8:40 8:59 9:04 9:13
8:38 8:51 9:04 9:23 9:28 9:37
9:06 9:19 9:31 9:50 9:55 D10:01
9:38 9:50 10:01 10:20 10:25 D10:30

10:09 10:21 10:32 10:50 10:55 D11:00
10:46 10:57 11:07 11:23 11:28 D11:32
11:17 11:28 11:38 11:54 11:59 D12:03A
11:55 12:04A 12:13A 12:29A 12:33A D12:37
12:28A 12:37 12:46 1:00 1:04 D1:08
12:58 1:07 1:16 1:30 1:34 D1:38

— E2:13 2:22 2:36 2:39 D2:44

Southbound Al Sur (Approximate Times / Tiempos Aproximados)
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B4:30A 4:31A 4:35A 4:39A 4:50A 4:58A 5:09A
— 5:05 5:09 5:13 5:26 5:35 5:46
— 5:24 5:28 5:32 5:45 5:54 6:05
— 5:35 5:39 5:43 5:56 6:06 6:17
— 5:45 5:49 5:53 6:07 6:17 6:28
— 5:55 5:59 6:03 6:17 6:27 6:39
— 6:05 6:09 6:13 6:27 6:38 6:51
— 6:14 6:18 6:22 6:37 6:48 7:01
— 6:24 6:28 6:32 6:47 6:58 7:13
— 6:34 6:38 6:42 6:57 7:10 7:25
— 6:44 6:48 6:52 7:07 7:20 7:35
— 6:52 6:56 7:00 7:17 7:30 7:46
— 7:01 7:05 7:10 7:27 7:41 7:57
— 7:10 7:14 7:19 7:37 7:51 8:07
— 7:21 7:25 7:30 7:49 8:03 8:19
— 7:31 7:35 7:40 7:59 8:14 8:30
— 7:40 7:44 7:49 8:09 8:24 8:40
— 7:50 7:54 7:59 8:20 8:35 8:50
— 7:59 8:03 8:09 8:30 8:45 9:00
— 8:09 8:13 8:19 8:40 8:55 9:10
— 8:19 8:23 8:29 8:50 9:05 9:20
— 8:28 8:32 8:38 8:59 9:13 9:28
— 8:37 8:41 8:47 9:08 9:22 9:37
— 8:47 8:51 8:57 9:17 9:31 9:46
— 8:57 9:01 9:07 9:27 9:41 9:56
— 9:07 9:11 9:17 9:36 9:50 10:05
— 9:17 9:21 9:27 9:46 10:00 10:15
— 9:27 9:31 9:37 9:56 10:10 10:25
— 9:37 9:41 9:47 10:06 10:20 10:35
— 9:47 9:51 9:57 10:16 10:30 10:45
— 9:57 10:01 10:07 10:26 10:40 10:55
— 10:07 10:11 10:17 10:36 10:50 11:05
— 10:16 10:20 10:26 10:45 10:59 11:14
— 10:26 10:30 10:36 10:55 11:09 11:24
— 10:36 10:40 10:46 11:05 11:19 11:34
— 10:46 10:50 10:56 11:16 11:30 11:46
— 10:56 11:00 11:06 11:26 11:41 11:57
— 11:06 11:10 11:16 11:36 11:51 12:07P
— 11:16 11:20 11:26 11:46 12:01P 12:17
— 11:26 11:30 11:36 11:56 12:12 12:28
— 11:35 11:39 11:45 12:05P 12:21 12:37
— 11:45 11:49 11:55 12:15 12:31 12:47
— 11:54 11:58 12:04P 12:24 12:40 12:56
— 12:03P 12:07P 12:13 12:33 12:49 1:05
— 12:13 12:17 12:23 12:43 12:59 1:16
— 12:23 12:27 12:33 12:53 1:09 1:26
— 12:33 12:37 12:43 1:03 1:19 1:36
— 12:43 12:47 12:53 1:13 1:29 1:46
— — — — — H1:30 —
— — — — — H1:33 —
— 12:53 12:57 1:03 1:24 1:40 1:57
— 1:03 1:07 1:13 1:34 1:50 2:07
— 1:13 1:17 1:23 1:44 2:00 2:17
— 1:23 1:27 1:33 1:54 2:11 2:28
— 1:33 1:37 1:43 2:04 2:21 2:38
— 1:43 1:47 1:53 2:14 2:31 2:50
— — — — — H2:40 —
— 1:53 1:57 2:04 2:25 2:42 3:01
— — — — — H2:42 —
— 2:02 2:06 2:13 2:34 2:51 3:10
— — — — — H3:00 —
— 2:12 2:16 2:23 2:44 3:01 3:21
— — — — — H3:02 —
— 2:22 2:26 2:33 2:54 3:11 3:31
— 2:32 2:36 2:43 3:04 3:21 3:42
— 2:41 2:45 2:52 3:14 3:31 3:52
— 2:51 2:55 3:02 3:24 3:41 4:02
— 3:00 3:04 3:12 3:34 3:51 4:12
— 3:10 3:14 3:22 3:44 4:01 4:22
— — — — — G4:03 —
— — — — — C4:07 4:28
— 3:20 3:24 3:32 3:54 4:12 4:33
— — — — — G4:12 —
— 3:30 3:34 3:42 4:04 4:22 4:43
— 3:40 3:44 3:52 4:14 4:32 4:53
— 3:50 3:54 4:02 4:24 4:42 5:03
— 4:00 4:04 4:12 4:34 4:52 5:13
— 4:10 4:14 4:22 4:44 5:02 5:23
— 4:20 4:24 4:32 4:54 5:12 5:33
— 4:30 4:34 4:42 5:04 5:22 5:43
— 4:40 4:44 4:52 5:14 5:32 5:53
— 4:50 4:54 5:02 5:24 5:41 6:02
— 5:00 5:04 5:12 5:34 5:50 6:10
— 5:11 5:15 5:23 5:44 6:00 6:18
— 5:21 5:25 5:33 5:54 6:09 6:27
— 5:31 5:35 5:43 6:04 6:19 6:36
— 5:41 5:45 5:53 6:14 6:29 6:46
— 5:51 5:55 6:03 6:24 6:39 6:56
— 6:02 6:06 6:14 6:35 6:50 7:06
— 6:14 6:18 6:26 6:47 7:02 7:17
— 6:26 6:30 6:38 6:59 7:13 7:28
— 6:42 6:46 6:54 7:15 7:29 7:43
— 7:04 7:08 7:15 7:35 7:48 8:02
— 7:25 7:29 7:36 7:55 8:07 8:21
— 7:45 7:49 7:56 8:15 8:27 8:41
— 8:06 8:10 8:16 8:35 8:47 9:01
— 8:30 8:34 8:40 8:59 9:10 9:23
— 8:55 8:59 9:05 9:24 9:35 9:48
— 9:25 9:29 9:35 9:52 10:02 10:15
— 9:52 9:56 10:02 10:19 10:29 10:41

B10:25P 10:26 10:31 10:35 10:48 10:57 11:08
B10:55 10:56 11:01 11:05 11:17 11:26 11:37
B11:25 11:26 11:31 11:35 11:47 11:56 12:07A
B11:58 11:59 12:03A 12:06A 12:17A 12:25A 12:36
B12:35A 12:36A 12:40 12:43 12:54 1:02 1:13
B1:35 1:36 1:39 1:43 1:54 F2:02 —
B2:34 2:35 2:38 2:42 2:53 F3:01 —
B3:30 3:31 3:35 3:38 3:49 F3:57 —

Effective Jun 25 2023

Monday through Friday 217

421 5 6 8 4 3 15678

217
Effective Jun 25 2023

M
etro Local

Northbound to Verm
ont/Sunset Station

Southbound to La Cienega/Jefferson Station
via Hollywood Bl, Fairfax Av &La Cienega Bl

La Cienega/Jefferson Station
E Line

Verm
ont/

Sunset Station
B Line

Hollywood/
Vine Station
B Line

W
ashington/Fairfax Transit 

W
EST HOLLYW

OOD

Hollywood/
Highland
Station
B Line

HOLLYW
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LOS FELIZ

Hollywood/
W

estern Station
B Line
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OOD BL

FAIRFAX AV m
etro.net

323.GO.M
ETRO

W
heelchair Hotline

800.621.7828

Travel Info
511
California Relay Service
711

Subject to change w
ithout notice

Sujeto a cam
bios sin previo aviso

N

Saturday, Sunday & Holiday Schedules
Saturday, Sunday & Holiday schedule in effect on New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day and 
Christmas Day.

Horarios sábado, domingo y días feriados
Horarios de sábado, domingo y días feriados en vigor para New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day y  
Christmas Day.

Special Notes
B Trips originate at Santa Monica/Vermont 2 minutes prior to the 
        time shown. Passengers needing to travel westbound on Sunset 
        should transfer to line 2 at Sunset & Vermont
C  Trip starts at Fairfax & Melrose 13 minutes before time shown at 

Fairfax & San Vicente.  Operates school days only, except early 
 dismissal school days. Phone Metro information for exact days of  
 operation
D Late night trips end at Santa Monica & Vermont 6 minutes after 
        time shown. 
E Trip starts at Washington/Fairfax Transit Hub 6-9 minutes   
 before time shown.
F Trip terminates at Washington/Fairfax Transit Hub 6-12   
 minutes after time shown.
G  Trip starts at Fairfax & Melrose 13 minutes before time
        shown at Fairfax & San Vicente, and it terminates at 
        Washington/Fairfax Transit Hub 12 minutes after time
        shown. Operates School Days Only
H Operation on early dismissal school days. Trip starts at Fairfax &  
 Melrose 13 minutes before time shown at Fairfax & San Vicente.
 Phone Metro information for exact days of operation

Avisos especiales
B   Los viajes se originan  en Santa Monica/Vermont 2 minutos antes de  
      la hora mostrada. Los pasajeros que necesitan viajar con rumbo al   
      oeste en Sunset deben transferirse a la línea 2 en Sunset y Vermont. 
C    Viaje comienza en Fairfax y Melrose 13 minutos antes de la hora 

mostrada en Fairfax y San Vicente.  Opera los dias de escuela 
solamente, menos los dias de despido temprano de escuela. Llame a  
Metro por información sobre los días exactos de operación

D    Viaje tarde de la noche termina en Santa Monica y Vermont 6 minutos 
después de la hora mostrada.

E    Viaje comienza en Washington/Fairfax Transit Hub 6-9 minutos antes de 
la hora mostrada.

F    Viaje termina en Washington/Fairfax Transit Hub 6-12 minutos despues 
de la hora mostrada.

G   Viaje comienza en Fairfax y Melrose 13 minutos antes de la
       hora mostrada en Fairfax y San Vicente y termina en
       Washington/Fairfax Transit Hub 12 minutos después de la hora
       mostrada. Opera los días de escuela solamente.
H   Operación en días de despidida escolar temprana. El viaje comienza  
       en Fairfax y Melrose 13 minutos antes de la hora que se muestra en         
       Fairfax y San Vicente. Llame a  Metro por información sobre los  
       días exactos de operación

Tap with pride.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Tap with pride.

Tap with pride.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Don’t forget to tap the validator with valid fare on 
your card before boarding. To learn more about fares 
and ways to save, visit metro.net/fares.

Tap with pride.
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Effective Jun 25 2017

180861

Please be courteous to 
other passengers and avoid 
blocking doors and aisles.

Taking your bike on the train?
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MAP NOTES

a Pasadena City College

b Norton Simon Museum

c Eagle Rock Plaza 
d The Americana at Brand

e Glendale Galleria

f Glendale Transportation Center
 Metro 183; Metrolink Ventura County 
 Line, Antelope Valley Line, Amtrak, 
 Glendale Beeline 1, 2, 11, 12
g Hollywood & Highland Center

h The Grove

i Farmer’s Market

j La Brea Tar Pits

k LA County Museum of Art

l Petersen Automotive Museum

m Washington/Fairfax Transit Hub
 Metro 35, 37, 38, 105, 217, 705,  
 780; C1, C4; CE437 
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Map Notes
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Monday through Friday
Monday through Friday
Effective Jun 25 2017 780
Eastbound (Approximate Times)

LOS 
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  WEST 
 HOLLYWOOD
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— — B5:50A 5:58A 6:13A 6:30A
5:33A 5:46A 6:05 6:13 6:28 6:45
5:50 6:04 6:23 6:31 6:47 7:04
6:02 6:17 6:36 6:45 7:01 7:19
6:13 6:28 6:48 6:57 7:15 7:33
6:23 6:39 6:59 7:09 7:27 7:47
6:31 6:49 7:10 7:20 7:38 7:59
6:41 6:59 7:21 7:31 7:50 8:12
6:52 7:10 7:32 7:43 8:02 8:24
7:02 7:21 7:43 7:54 8:13 8:35
7:12 7:31 7:54 8:05 8:24 8:45
7:22 7:42 8:05 8:17 8:36 8:57
7:33 7:53 8:16 8:28 8:47 9:08
7:43 8:03 8:27 8:39 8:58 9:19
7:54 8:14 8:38 8:50 9:09 9:30
8:04 8:25 8:49 9:01 9:20 9:41
8:16 8:37 9:01 9:13 9:32 9:54
8:28 8:50 9:14 9:26 9:46 10:08
8:43 9:05 9:29 9:42 10:02 10:24
9:01 9:23 9:48 10:01 10:21 10:43
9:21 9:43 10:08 10:21 10:41 11:03
9:40 10:03 10:28 10:41 11:01 11:23

10:00 10:23 10:48 11:01 11:21 11:44
10:19 10:42 11:07 11:21 11:41 12:04P
10:39 11:02 11:27 11:41 12:01P 12:25
10:59 11:22 11:47 12:01P 12:22 12:46
11:16 11:40 12:07P 12:21 12:43 1:07
11:36 12:00P 12:27 12:41 1:03 1:27
11:56 12:20 12:47 1:01 1:23 1:47
12:14P 12:39 1:07 1:21 1:43 2:07
12:33 12:59 1:27 1:41 2:03 2:26
12:53 1:19 1:47 2:01 2:23 2:46

1:12 1:38 2:06 2:21 2:43 3:06
1:31 1:57 2:26 2:41 3:03 3:26
1:49 2:17 2:46 3:01 3:23 3:46
2:09 2:37 3:06 3:21 3:43 4:06
2:28 2:56 3:25 3:41 4:03 4:26
2:43 3:11 3:41 3:57 4:19 4:42
2:58 3:26 3:57 4:13 4:35 4:58
3:11 3:40 4:12 4:28 4:50 5:13
3:25 3:54 4:26 4:44 5:06 5:29
3:39 4:08 4:40 4:58 5:20 5:43
3:51 4:20 4:52 5:10 5:32 5:55
4:03 4:32 5:04 5:22 5:44 6:07
4:15 4:44 5:16 5:34 5:56 6:18
4:27 4:56 5:28 5:46 6:08 6:30
4:38 5:07 5:40 5:58 6:19 6:41
4:50 5:19 5:52 6:10 6:31 6:52
5:02 5:31 6:04 6:22 6:42 7:03
5:13 5:43 6:16 6:34 6:54 7:15
5:28 5:58 6:31 6:47 7:07 7:28
5:43 6:12 6:44 7:00 7:19 7:40
5:58 6:27 6:59 7:15 7:34 7:55
6:14 6:43 7:14 7:30 7:48 8:08
6:35 7:04 7:34 7:48 8:06 8:26
7:00 7:28 7:58 8:10 8:27 8:47

Westbound (Approximate Times)

PASADENA
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5:10A 5:28A 5:42A 5:51A 6:09A 6:26A
5:24 5:43 5:57 6:07 6:26 6:44
5:36 5:56 6:11 6:21 6:41 7:00
5:49 6:09 6:25 6:36 6:56 7:16
5:58 6:19 6:35 6:47 7:09 7:29
6:07 6:28 6:45 6:57 7:20 7:40
6:17 6:38 6:55 7:08 7:31 7:53
6:27 6:48 7:05 7:18 7:42 8:04
6:36 6:57 7:15 7:28 7:54 8:17
6:46 7:08 7:26 7:40 8:06 8:30
6:56 7:19 7:38 7:53 8:20 8:44
7:07 7:31 7:51 8:06 8:34 8:58
7:19 7:44 8:04 8:19 8:47 9:10
7:34 8:00 8:20 8:35 9:03 9:25
7:50 8:16 8:36 8:51 9:18 9:40
8:05 8:32 8:52 9:07 9:34 9:56
8:26 8:53 9:13 9:27 9:54 10:16
8:45 9:13 9:33 9:47 10:14 10:36
9:05 9:33 9:53 10:07 10:34 10:56
9:25 9:53 10:13 10:27 10:54 11:16
9:46 10:14 10:34 10:47 11:14 11:36

10:04 10:32 10:53 11:07 11:34 11:57
10:22 10:50 11:12 11:27 11:55 12:19P
10:41 11:09 11:32 11:47 12:15P 12:39
11:01 11:29 11:52 12:07P 12:35 12:59
11:20 11:48 12:11P 12:27 12:55 1:19
11:38 12:07P 12:31 12:47 1:15 1:39
11:57 12:27 12:51 1:07 1:35 2:00
12:17P 12:47 1:11 1:27 1:55 2:20
12:37 1:07 1:31 1:47 2:15 2:41
12:59 1:29 1:51 2:07 2:35 3:01

1:19 1:49 2:11 2:27 2:55 3:21
1:39 2:09 2:31 2:47 3:16 3:42
1:58 2:28 2:50 3:06 3:35 4:01
2:14 2:44 3:06 3:22 3:51 4:17
2:29 2:59 3:21 3:37 4:06 4:31
2:43 3:13 3:35 3:51 4:20 4:45
2:56 3:26 3:48 4:04 4:34 4:59
3:09 3:39 4:01 4:17 4:47 5:13
3:22 3:52 4:14 4:30 5:00 5:25
3:35 4:05 4:27 4:43 5:13 5:38
3:47 4:18 4:40 4:56 5:27 5:52
4:00 4:31 4:53 5:10 5:40 6:05
4:13 4:44 5:06 5:23 5:53 6:17
4:27 4:58 5:20 5:37 6:07 6:31
4:40 5:12 5:34 5:51 6:20 6:43
4:55 5:27 5:49 6:06 6:35 6:58
5:11 5:42 6:04 6:21 6:50 7:13
5:29 6:00 6:21 6:38 7:07 7:28
5:53 6:24 6:44 7:01 7:30 7:51
6:24 6:52 7:12 C7:27 — —
6:54 7:21 7:41 C7:56 — —

For additional service, see Line 180/181 and Line 217 timetables.

Saturday, Sunday and Holiday Schedules 
No service on Saturday, Sunday, New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day 
and Christmas Day.

137 46 2 751 32 6

Nextrip 
Text “metro” and your intersection or stop number to 41411  
(example: metro vignes&cesarechavez or metro 1563).   
You can also visit m.metro.net or call 511 and say “Nextrip”.

Special Notes
 B  Originates at Hollywood & Argyle approximately 8 minutes 

before time shown.
 C  Terminates at Hollywood & Argyle approximately 11 

minutes after time shown.                   

Horarios de sábado, domingo y dias feriados
No hay servicio en sábado, domingo, New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day 
y Christmas Day.

Nextrip  
Envíe un mensaje de texto con “Metro” y la interseccíon de la calle  
o el número de su parada al 41411. Nextrip le enviará un mensaje  
de texto con la próxima llegada de cada autobús en esa parada. 
También puede visitar m.metro.net o llamar al 511 y decir “Nextrip”. 

Metro gives you real-time arrivals for bus and rail. Text ‘metro’ and your stop 
number or intersection to 41411 or go to metro.net/nextrip.
 

Know with Nextrip.

Avisos especiales
 B Se origina en Hollywood y Argyle aproximadamente 8 
        minutos  antes de la hora mostrada.    
 C  Termina en Hollywood y Argyle aproximadamente 11 minutos 

después de la hora mostrada. 
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PURPLE LINE TO DOWNTOWN SM
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5:50 5:53 6:08 6:34
6:10 6:13 6:29 6:58
6:30 6:33 6:49 7:18
6:45 6:48 7:06 7:37
7:00 7:04 7:23 7:55

6:59 7:05 7:31 8:10
7:14 7:19 7:44 8:22
7:29 7:34 7:56 8:31
7:44 7:49 8:09 8:42
7:59 8:04 8:24 8:57
8:14 8:19 8:37 9:08
8:29 8:34 8:52 9:23
8:44 8:49 9:07 9:38
8:59 9:04 9:22 9:53
9:14 9:19 9:37 10:08
9:29 9:34 9:52 10:23
9:44 9:49 10:07 10:38

10:00 10:04 10:21 10:49
10:15 10:19 10:36 11:04
10:30 10:34 10:51 11:19

5:20 5:28 5:43 6:01
5:35 5:43 6:00 6:20
5:50 5:58 6:15 6:35
6:00 6:09 6:27 6:49
6:10 6:19 6:37 6:59

5:42 5:57 6:25 6:55
5:57 6:12 6:40 7:10
6:13 6:26 6:52 7:21
6:28 6:40 7:04 7:31
6:48 7:00 7:24 7:51
7:08 7:20 7:43 8:08
7:28 7:39 8:00 8:24
7:58 8:09 8:30 8:54
8:28 8:39 9:00 9:24
8:58 9:08 9:27 9:49
9:28 9:38 9:57 10:19
9:58 10:07 10:24 10:43

10:28 10:37 10:54 11:13
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EFFECTIVE DATE: FEBRUARY 18, 2018
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6:25 6:28 6:43 7:13
6:55 6:58 7:13 7:43
7:25 7:28 7:43 8:13
7:55 7:58 8:13 8:43
8:21 8:24 8:41 9:12
8:48 8:52 9:10 9:42
9:18 9:22 9:40 10:12
9:48 9:52 10:10 10:42

10:13 10:17 10:35 11:07
10:43 10:48 11:09 11:42
11:13 11:18 11:39 12:12
11:43 11:48 12:09 12:42

:05 :10 :31 :09
:35 :40 :01 :39

6:35 6:41 7:01 7:37
7:05 7:10 7:30 8:03

5:55 6:03 6:21 6:44
6:25 6:33 6:51 7:14
6:55 7:03 7:21 7:44
7:23 7:33 7:51 8:14
7:53 8:03 8:21 8:44

:22 :33 :54 :22
:52 :03 :24 :52

6:22 6:34 6:55 7:18
6:52 7:04 7:25 7:48

ALL PM 
TIMES IN 

BOLD
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EFFECTIVE DATE: FEBRUARY 18, 2018
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EFFECTIVE DATE: AUGUST 13, 2023

PICO BLVD 7
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 5:20  5:23  5:27  5:37  5:46  6:03
 5:35  5:38  5:42  5:52  6:01  6:18
 5:50  5:53  5:57  6:07  6:16  6:33
 6:04  6:07  6:12  6:22  6:31  6:54
 6:18  6:21  6:26  6:36  6:45  7:08
 6:32  6:35  6:40  6:50  6:59  7:22
 6:46  6:49  6:56  7:08  7:21  7:46
 7:00  7:03  7:10  7:22  7:35  8:00
 7:14  7:17  7:24  7:36  7:49  8:14
 7:28  7:32  7:40  7:54  8:07  8:33

2:56 3:00 3:11 3:31 3:48 4:29
3:10 3:14 3:25 3:45 4:01 4:48
3:24 3:28 3:39 3:59 4:16 4:57
3:38 3:42 3:53 4:13 4:30 5:11
3:52 3:56 4:07 4:27 4:44 5:25
4:06 4:10 4:21 4:41 4:58 5:39
4:20 4:24 4:35 4:55 5:12 5:53
4:34 4:38 4:49 5:09 5:26 6:07
4:48 4:52 5:03 5:23 5:40 6:21
5:02 5:06 5:17 5:37 5:54 6:35
5:16 5:20 5:31 5:51 6:08 6:49
5:30 5:34 5:45 6:05 6:22 7:03
5:44 5:48 5:59 6:19 6:36 7:17
5:58 6:02 6:13 6:33 6:50 7:31
6:12 6:16 6:25 6:45 7:02 7:32
6:26 6:30 6:38 6:51 7:06 7:31
6:40 6:44 6:52 7:05 7:20 7:45
6:54 6:58 7:06 7:19 7:34 7:59
7:08 7:12 7:20 7:33 7:48 8:13
7:22 7:26 7:34 7:47 8:02 8:27
7:36 7:40 7:48 8:01 8:16 8:41
7:50 7:54 8:02 8:15 8:30 8:55
8:04 8:08 8:14 8:24 8:37 8:59
8:18 8:22 8:28 8:38 8:51 9:13
8:32 8:36 8:42 8:52 9:05 9:27
8:46 8:50 8:56 9:06 9:19 9:41
9:00 9:04 9:10 9:20 9:33 9:55
9:15 9:19 9:25 9:35 9:48 10:10
9:30 9:34 9:40 9:50 10:03 10:25
9:50 9:54 10:00 10:10 10:23 10:45

10:10 10:14 10:19 10:28 10:39 11:00
10:30 10:34 10:39 10:48 10:59 11:20
11:00 11:04 11:09 11:18 11:29 11:50

TRIP DEVIATES FROM PICO BLVD. TO SERVE       BEVERLYWOOD.
VIAJE SE DESVÍA DE PICO BLVD. PARA SERVIR       BEVERLYWOOD.

E
E

ALL PM TIMES IN BOLD
EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7
7-B

DOWNTOWN SANTA MONICA
TO WILSHIRE/WESTERN STATION D LINE

WEEKDAY | DURANTE LA SEMANA
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 5:00  5:07  5:19  5:31  5:38  5:50
 5:14  5:21  5:33  5:45  5:52  6:04
 5:28  5:35  5:47  5:59  6:06  6:18
 5:42  5:49  6:01  6:13  6:23  6:36
 5:56  6:04  6:16  6:28  6:38  6:51
 6:10  6:17  6:29  6:41  6:51  7:04
 6:24  6:31  6:43  6:55  7:05  7:18
 6:32  6:42  6:55  7:10  7:22  7:37
 6:40  6:49  7:09  7:17  7:29  7:49
 6:47  6:56  7:09  7:24  7:36  7:51
 6:56  7:06  7:19  7:34  7:46  8:01
 7:02  7:11  7:31  7:39  7:51  8:11
 7:12  7:25  7:47  8:07  8:20  8:32
 7:22  7:34  7:56  8:16  8:29  8:41
 7:33  7:45  8:07  8:27  8:40  8:52
 7:45  7:57  8:19  8:39  8:52  9:04
 7:55  8:07  8:34  8:49  9:02  9:14
 8:02  8:14  8:36  8:56  9:09  9:21

2:33 2:42 2:59 3:17 3:30 3:47
2:47 2:56 3:13 3:31 3:44 4:01
3:01 3:10 3:27 3:45 3:58 4:15
3:15 3:27 3:43 4:02 4:15 4:34
3:29 3:41 3:57 4:16 4:29 4:48
3:44 3:56 4:12 4:31 4:44 5:03
3:59 4:11 4:27 4:46 4:59 5:18
4:14 4:26 4:42 5:01 5:14 5:33
4:29 4:41 4:57 5:16 5:29 5:48
4:44 4:56 5:11 5:30 5:43 5:58
5:00 5:12 5:27 5:46 5:59 6:14
5:14 5:26 5:41 6:00 6:13 6:28
5:29 5:40 5:55 6:13 6:23 6:38

8:29 8:35 8:47 8:59 9:06 9:18
8:44 8:50 9:02 9:14 9:21 9:33
8:59 9:05 9:17 9:29 9:36 9:48
9:15 9:21 9:33 9:45 9:52 10:04
9:35 9:41 9:53 10:05 10:12 10:24
9:55 10:01 10:13 10:25 10:32 10:44

10:15 10:21 10:33 10:45 10:52 11:04
10:55 11:01 11:11 11:21 11:27 11:34

TRIP DEVIATES FROM PICO BLVD. TO SERVE       BEVERLYWOOD.
VIAJE SE DESVÍA DE PICO BLVD. PARA SERVIR       BEVERLYWOOD.

E
E

THEN SERVICE EVERY 15 MINUTES UNTIL:

ALL PM TIMES IN BOLD
EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7
7-C

WILSHIRE/WESTERN STATION D LINE
TO DOWNTOWN SANTA MONICA

WEEKDAY | DURANTE LA SEMANA
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THEN SERVICE EVERY 15 MINUTES UNTIL:

6:05 6:08 6:12 6:20 6:29 6:46
6:35 6:38 6:42 6:50 6:59 7:16
6:50 6:53 6:58 7:07 7:16 7:34
7:05 7:08 7:13 7:22 7:31 7:49
7:20 7:23 7:28 7:37 7:46 8:04
7:32 7:35 7:40 7:50 8:01 8:21
7:50 7:53 7:58 8:08 8:19 8:39
8:05 8:08 8:14 8:25 8:37 8:58
8:20 8:23 8:29 8:40 8:52 9:13
8:35 8:38 8:46 8:58 9:10 9:32
8:50 8:53 9:01 9:13 9:25 9:47
9:05 9:08 9:16 9:28 9:40 10:02
9:20 9:23 9:31 9:43 9:55 10:17
9:33 9:36 9:44 9:56 10:08 10:30
9:48 9:51 9:59 10:12 10:25 10:48

10:03 10:06 10:14 10:27 10:40 11:03
10:16 10:20 10:28 10:41 10:55 11:21
10:31 10:35 10:43 10:56 11:10 11:36
10:45 10:49 10:58 11:12 11:26 11:52
11:00 11:04 11:13 11:27 11:41 12:07
11:15 11:19 11:28 11:42 11:56 12:22
11:30 11:35 11:44 11:59 12:15 12:41
11:45 11:50 11:59 12:14 12:30 12:56
12:00 12:06 12:15 12:30 12:46 1:12
12:13 12:19 12:28 12:43 12:59 1:25
12:25 12:31 12:40 12:55 1:11 1:37

5:40 5:47 5:57 6:11 6:28 6:54
5:55 6:01 6:10 6:24 6:39 7:05
6:10 6:16 6:25 6:37 6:50 7:16
6:31 6:37 6:46 6:58 7:11 7:37
6:51 6:57 7:06 7:18 7:31 7:57
7:10 7:16 7:25 7:37 7:48 8:13
7:30 7:36 7:45 7:57 8:08 8:33
7:50 7:56 8:05 8:17 8:28 8:53
8:10 8:16 8:25 8:37 8:48 9:13
8:30 8:35 8:44 8:55 9:06 9:29
8:50 8:55 9:04 9:15 9:26 9:49
9:10 9:14 9:23 9:32 9:43 10:06
9:32 9:36 9:45 9:54 10:05 10:28
9:50 9:54 10:03 10:12 10:23 10:46

10:10 10:13 10:22 10:31 10:41 11:02
10:30 10:33 10:42 10:51 11:01 11:22
11:00 11:03 11:10 11:18 11:28 11:47

ALL PM TIMES IN BOLD
EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7
7-D

DOWNTOWN SANTA MONICA
TO WILSHIRE/WESTERN STATION D LINE

WEEKEND | LOS FINES DE SEMANA
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6:00 6:06 6:17 6:26 6:35 6:47
6:15 6:21 6:32 6:41 6:50 7:02
6:30 6:36 6:47 6:56 7:05 7:17
6:45 6:53 7:04 7:15 7:24 7:36
7:00 7:08 7:19 7:30 7:39 7:51
7:15 7:23 7:35 7:47 7:57 8:12
7:31 7:39 7:51 8:03 8:13 8:28
7:43 7:51 8:03 8:15 8:25 8:40
7:58 8:06 8:19 8:31 8:42 8:58
8:13 8:21 8:34 8:46 8:57 9:13
8:28 8:36 8:49 9:01 9:12 9:28
8:43 8:51 9:04 9:16 9:27 9:43
8:58 9:06 9:19 9:31 9:42 9:58
9:12 9:20 9:33 9:45 9:56 10:12
9:27 9:35 9:48 10:00 10:11 10:27
9:42 9:51 10:05 10:18 10:32 10:48
9:57 10:06 10:20 10:33 10:47 11:03

10:12 10:21 10:35 10:48 11:02 11:18
10:27 10:36 10:50 11:03 11:17 11:33
10:42 10:51 11:05 11:18 11:32 11:48
10:57 11:06 11:20 11:33 11:47 12:03
11:12 11:21 11:35 11:48 12:02 12:18
11:28 11:38 11:52 12:07 12:23 12:40
11:42 11:52 12:06 12:21 12:37 12:54

6:01 6:10 6:21 6:33 6:45 7:00
6:17 6:26 6:37 6:49 7:01 7:16
6:37 6:46 6:57 7:09 7:21 7:36
6:57 7:06 7:17 7:29 7:41 7:56
7:17 7:26 7:37 7:49 8:01 8:16
7:37 7:46 7:56 8:07 8:17 8:31
7:57 8:06 8:16 8:27 8:37 8:51
8:17 8:26 8:36 8:47 8:57 9:11
8:36 8:44 8:54 9:04 9:12 9:25
8:55 9:03 9:13 9:23 9:31 9:44
9:15 9:23 9:33 9:43 9:51 10:04
9:35 9:42 9:52 10:01 10:08 10:19
9:55 10:02 10:12 10:21 10:28 10:39

10:15 10:22 10:32 10:41 10:48 10:59

ALL PM TIMES IN BOLD
EFFECTIVE DATE: AUGUST 13, 2023

ROUTE 7
7-E

WILSHIRE/WESTERN STATION D LINE
TO DOWNTOWN SANTA MONICA

WEEKEND | LOS FINES DE SEMANA











INITIAL 
SUBMISSIONS 

The following submissions by the public are in compliance with the Commission Rules and 

Operating Procedures (ROPs), Rule 4.3a. Please note that “compliance” means that the 

submission complies with deadline, delivery method (hard copy and/or electronic) AND the 

number of copies.  The Commission’s ROPs can be accessed at 

http://planning.lacity.org, by selecting “Commissions & Hearings” and selecting the 

specific Commission. 

The following submissions are not integrated or addressed in the Staff Report but have 

been distributed to the Commission. 

Material which does not comply with the submission rules is not distributed to the 

Commission.  

ENABLE BOOKMARKS ONLINE: 

**If you are using Explorer, you will need to enable  the Acrobat  toolbar to see 
the bookmarks on the left side of the screen. 

If you are using Chrome, the bookmarks are on the upper right-side of the screen. If you 

do not want to use the bookmarks, simply scroll through the file. 

If you have any questions, please contact the Commission Office at (213) 978-1300. 

http://planning.lacity.org/


Channel Law Group, LLP 

8383 Wilshire Blvd. 
Suite 750 

Beverly Hills, CA 90211 

Phone: (310) 347-0050 
Fax: (323) 723-3960 

www.channellawgroup.com 

JULIAN K. QUATTLEBAUM, III        Writer’s Direct Line: (310) 982-1760 
JAMIE T. HALL *              jamie.hall@channellawgroup.com 
CHARLES J. McLURKIN 

*ALSO Admitted in Texas

September 18, 2023 

VIA ELECTRONIC MAIL 
Los Angeles City Planning Commission 
Van Nuys City Hall 
Council Chamber, 2nd Floor 
14410 Sylvan Street 
Van Nuys, CA 91401 
cpc@lacity.org 

Re:  Re-Hearing of DIR-2020-2067-TOC-1A; 1447 Hi Point Street 

Dear President Samantha Millman and Members of the City Planning Commission: 

This office represents Hi Point Neighbors Association (“Petitioner”), the Appellant in 
Case DIR-2020-2067-TOC-1A (the “Entitlement”) and the Petitioner in Los Angeles Superior 
Court Case No. 21STCP02223. Petitioner objects that the Project is not eligible for Tier 3 
Incentives under the eligibility criteria in the TOC Guidelines. Moreover, the Project fails to 
comply with the Q Condition Open Space standards. These inconsistencies with applicable 
zoning regulations preclude reliance on the Class 32 Categorical Exemption.  

I. The Commission Lacks Authority to Aggregate Service from Separate Bus Lines

A. The TOC Guidelines Require 15-Minute Frequency for Any Tier

The Applicant attempts to salvage the Tier 3 determination by asserting that the 
intersection of two Rapid routes is sufficient to constitute a Major Transit Stop regardless of 
service frequency. This claim is demonstrably false. The TOC Guidelines provide incentives 
only within a TOC Affordable Housing Incentive Area as “provided in Section II of these 



 
 

2 

Guidelines.” Section II of the TOC Guidelines includes the definition of Major Transit Stop as “a 
site containing a rail station of the intersection of two or more bus routes with a service interval 
of 15 minutes or less[.]” TOC Guidelines, Section II.6 (emphasis added). The Applicant made 
this same argument in court which was soundly rejected.1 While the definition of “Tier 3” does 
not itself mention the 15-minute service interval requirement, this requirement is located under 
the heading “Type of Major Transit Stop.” It follows that the “Two Rapid Buses” which intersect 
must qualify for inclusion within a “Major Transit Stop,” and must satisfy the 15-minute service 
interval requirement.” 
 

The Applicant’s argument is also in conflict with Appendix A of the TOC Guidelines, 
which calculates service frequency for Rapid 750 to be 16 minutes and concludes: “Therefore, 
the 750 Metro Rapid Bus Line is ineligible for inclusion in a Major Transit Stop.” TOC 
Guidelines, Appendix A, p. 16. At the time the TOC Guidelines were approved, Rapid 750 
travelled from Warner Center to Universal City.2 As shown on the Metro System Map, Rapid 
750 intersected with several other Rapid Bus lines including Rapid 734 (Tarzana to Granada 
Hills along Reseda Boulevard), Rapid 734 (San Fernando to Westwood along Sepulveda 
Boulevard) and Rapid 744 again (Sherman Oaks to Pacoima along Van Nuys Boulevard). If the 
mere intersection of two Rapid Bus routes constituted a Major Transit Stop for purposes of the 
TOC Guidelines regardless of service frequency, Appendix A would not have definitively stated 
that Rapid 750 is ineligible for inclusion in a Major Transit Stop.  
 

B. The TOC Guidelines Do Not Permit Aggregation of Bus Lines 
 

The Applicant argues that the City may aggregate or combine the service frequency of 
bus lines to satisfy the 15-minute service frequency requirement for a Major Transit Stop. Again, 
this exact same argument was rejected by the court. The Ruling on Submitted Matter states on 
page 15 as follows: “Real Party in Interest provide no clear authority for the proposition that bus 
lines may be so combined. Los Angeles Municipal Code section 12.22 A.31 and the TOC 
Guidelines are silent on whether bus lines may be combined to meet the 15-minute service 

 
 
1 The Ruling on Submitted Matter dated March 9, 2023 states as follows on pages 14-15: “Real Party in Interest’s 
remaining arguments are unpersuasive. Real Party Interest argues the ‘Tier 3’ category does not contain a 15-minute 
service requirement. But an overarching eligibility requirement for the TOC Affordable Housing Incentive Program 
is proximity to a “Major Transit Stop,” which is defined as the intersection of two more bus lines “with a service 
interval of 15 minutes or less during the morning and afternoon peak commute periods.’ (AR 6947.) While the 
definition of ‘Tier 3’does not itself mention the 15-minute service interval requirement, this requirement is locating 
under the heading ‘Type of Major Transit Stop.’ It follows that the ‘Two Rapid Busses’ which intersect must qualify 
for inclusion within a ‘Major Transit Stop,’ and must satisfy the 15-minute service interval requirement.”  
 
2 Exhibit 1 [2019 Metro System Map]. 
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interval requirement.” Moreover, this argument conflicts with Appendix A of the TOC 
Guidelines. As noted above, Appendix A concluded that Rapid 750 was “ineligible for inclusion 
in a Major Transit Stop” – without qualification. The 2019 Metro System Map shows that Rapid 
750 runs along Ventura Boulevard with Rapid 744 also running between Reseda Boulevard and 
Van Nuys Boulevard.3 If the Applicant’s claim was correct, and the TOC Guidelines 
contemplated adding the service frequency of separate bus lines on the same street, Appendix A 
would not have conclusively stated that Rapid 750 was ineligible because of its 16-minute 
headway. Instead, it would have noted that Rapid 750 is ineligible only where it is not 
supplemented by other Rapid Bus lines to satisfy a 15-minute service frequency. Appendix A 
included no such qualification. The only plausible conclusion is that Appendix A – which 
provided a technical illustration of the intended application of the TOC Guidelines to complex 
networks of bus routes – did not contemplate the aggregation of Rapid Bus lines to provide a 15-
minute service interval.  
 

C. Aggregation of Local 217 with Rapid 780 Would Not Establish 15-Minute Service 
Frequency for Rapid Routes 

 
In its submittals for the Appeal, Petitioner submitted analysis of both the December 2019 

and December 2020 timetables for Rapid 780 demonstrating that frequency-of-service intervals 
exceeded 15 minutes. The Applicant did not dispute this fact in litigation, nor does it directly 
dispute it here. Instead, the Applicant suggests that the Commission may aggregate Local 217 
with Rapid 780 along Fairfax Avenue to result in service frequency less than 15 minutes. This 
argument fails because Local 217 is not a Rapid bus route and cannot be aggregated with a 
Rapid bus to meet service frequency for the “intersection of Rapid bus routes[.]” In fact, the 
Applicant has demonstrated that the Tier Verification Form included the service frequency of 
Local 217 alone and never aggregated service frequency of Local 217 and Rapid 780. City 
Planning Assistant Aida Karpetian further asserted in an e-mailed dated February 5, 2020 that 
Rapid 780 on its own is a “non-qualifying Rapid Bus.” The TOC Guidelines describe a Rapid 
Bus as having “dedicated bus lanes, branded vehicles and stations, high frequency [and] limited 
stops at intersections[.]” Local 217 meets none of these criteria as it lacks branded “rapid” 
vehicles and stations, does not feature enhanced frequency compared to regular buses and stops 
at every intersection.4  

 

 
 
3 Exhibit 1. 
 
4 See Exhibit 2. Accounting for only stops from Pico/Fairfax to 3rd/Fairfax, Local 217 makes three times as many 
stops (six) as Rapid 780 (two). Signs for Local 217 stops are visible on Google Maps Street View imagery dated 
2016-2020 at minor intersections with Whitworth Drive, De Valle Drive, 6th Street and Drexel Avenue in addition to 
the Rapid 780 stops at Wilshire and San Vicente.  
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Moreover, the SCAG methodology cited by the TOC Guidelines provides that separate 
but overlapping bus routes along a common corridor “that do not individually meet the 15-
minute threshold may not be combined[.]” Local 217 and Rapid 780 are not interchangeable 
because Local 217 stops at minor cross streets whereas Rapid 780 only stops at major 
intersections. As any user of Metro’s bus system knows all too well, stopping at every 
intersection dramatically increases travel time, especially for trips through congested urban 
areas, resulting in missed traffic signals and substantially longer time spent loading and 
unloading passengers. According to LADOT, Metro Rapid buses reduce travel times between 23 
and 29 percent based on empirical studies of Line 750 (Ventura Boulevard) and Line 720 
(Wilshire Boulevard) which feature fewer stops than local buses.5  Further, Local 217 and Rapid 
780 have vastly different northern terminuses from one another. 

 
 The Applicant argues that the City has “on numerous occasions” aggregated Local 217 

and Rapid 780 to meet the definition of a Major Transit Stop, but provides only one example 
pertaining to precisely the same intersection challenged by Petitioner. The Metro System Map 
depicts potentially hundreds of intersections which would qualify as Major Transit Stops, or 
qualify for a higher tier of incentive, if routes could be aggregated. That fact that the Applicant is 
only able to identify examples of aggregation for Pico/Fairfax suggests that aggregation was an 
error, not standard procedure. 

D. The TOC Guidelines Determine Transit Frequency Based on the TOC Referral Date 
 
The Applicant asserts that the bus schedules “in effect today” qualify the site for Tier 3 

incentives. The TOC Guidelines provide that “[e]stablishment of the appropriate Tier shall take 
place at the time an application is accepted and the Tier is verified by the City.” In this case, the 
Department of City Planning verified the Tier 3 incentives on February 27, 2020. Any alleged 
changes in bus schedules are not within the scope of the record without a new application, 
Director’s Determination, notice, and right of appeal. If the CPC purports to re-decide the appeal 
to re-approve the Project, it must comply with the LAMC’s procedural requirements for such 
actions. Moreover, the March 25, 2021 Memorandum relied on by the Applicant states that the 
replacement of Rapid 780 with “NextGen” Line 217 is “anticipated” and there is no evidence in 
the record that it was operative by the initial date of Project approval. Finally, Petitioner 
challenges the Department’s reliance on NextGen Line 217 to qualify as a Rapid Bus because it 
does not have any of the features related to higher speeds listed in the TOC Guidelines as 
characterizing a rapid bus. 

 
 

 
 
5 https://www.transit.dot.gov/research-innovation/metro-rapid-demonstration-program-evaluation-report-operating-
speed-ladot 
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II. THE PROJECT VIOLATES “Q” CONDITION OPEN SPACE STANDARDS 
 

The Q Conditions require that a development provide a minimum of 100 square feet of 
usable open space per dwelling unit in compliance with the Q Condition’s standards for private 
and common open space. The superior court denied Petitioner’s CEQA claim asserting that the 
Project was not eligible for a Class 32 categorical exemption because it was not consistent with 
all applicable zoning regulations (namely, certain Q conditions related to required open space). 
Without plans referencing the dimensions, Petitioner was unable to definitely prove its 
contentions in court. However, Petitioner is now able to prove that certain patios do not meet the 
Q Conditions open space requirements because they are less than 15 feet wide.  Should the 
Commission reapprove the Project, Petitioner intends to bring a writ of mandate challenging the 
Project again in court for non-compliance with the Q Conditions and also appeal any building 
permit issued by the Los Angeles Department of Building and Safety.  

 
The Project requires 1,500 square feet of open space in compliance with the Q Conditions 

after accounting for a 25 percent reduction.6 None of the private open space located above the 
first habitable level qualifies as private open space under the Q Conditions, which provides that 
only patios and yards located “at ground level or the first habitable level” may qualify as private 
open space. As shown below, only two patios qualify under the Q Conditions, providing 120 
square feet (Unit 101) and 92.49 square feet (Unit 104) of private open space. The remainder of 
the private balconies are located above the first habitable level and cannot provide private open 
space compliant with the Q Conditions. The roof deck provides a constant width of 15 feet, 
which fails to meet the required 20-foot average width required by the Q Conditions. Even 
assuming the rear yard provides 950 square feet of open space per the plans, the Project provides 
a total of only 1,162.5 square feet of qualifying open space under the Q Conditions, far less than 
the 1,500 square feet required. To comply with the Q Conditions, the Project would need to 
provide an additional 5-foot stepback at the penthouse level to provide the average 20-foot width 
for the roof deck. Even if such a stepback were provided, the common open space would fail to 
provide the minimum 50-percent landscaping required by the Q Conditions. 

 
PROVIDED OPEN SPACE 

Area Private Common Dimension 
L1 – 101 Patio 120  6’ x 20’ 
L1 – 102 Patio 0  Less than 15’ width 
L1 – 103 Patio 0  Less than 15’ width 
L1 – 104 Patio 92.5  15’ x 6.166’ 

 
 
6 Petitioner objects to the 25 percent reduction because Applicant never sought relief from the Q Conditions. 
Therefore, the full 2,000 square feet must be provided. The analysis above is therefore highly conservative. 
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L1 – Rear Yard  950 Area per plans 
L2 – 201 Balcony 0  Above first habitable level 
L2 – 202 Balcony 0  Less than 15’ width; above first habitable level 
L2 – 203 Balcony 0  Less than 15’ width; above first habitable level 
L2 – 204 Balcony 0  Above first habitable level 
L3 – 301 Balcony 0  Above first habitable level 
L3 – 302 Balcony 0  Less than 15’ width; above first habitable level 
L3 – 303 Balcony 0  Less than 15’ width; above first habitable level 
L3 – 304 Balcony 0  Above first habitable level 
L4 – 401 Balcony 0  Above first habitable level 
L4 – 402 Balcony 0  Less than 15’ width; above first habitable level 
L4 – 403 Balcony 0  Less than 15’ width; above first habitable level 
L4 – 404 Balcony 0  Above first habitable level 
Roof Deck  0 Average width less than 20’ 
L5 – PH1 Balcony 0  Less than 15’ width; above first habitable level 
L5 – PH2 Balcony 0  Less than 15’ width; above first habitable level 
L5 – PH3 Balcony 0  Less than 15’ width; above first habitable level 
L5 – PH4 Balcony 0  Above first habitable level 
Sub-total private 212.5   
Sub-total common  950  
Total 1,162.5  

 
Moreover, the Project is not consistent with the Q Conditions found at Ordinance No. 

168193 because the southwest end of the building features a 40’ section of building without any 
articulation which is greater than the Q Conditions require (articulation for every 30 feet for 
building facades exceeding 40 feet). 
 
III. THE PROJECT IS NOT ELIGIBLE FOR THE CLASS 32 EXEMPTION 
 

The Class 32 Categorical Exemption requires that 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.” 14 Cal. Code Regs,. § 15332(a). Here, the 
Project is not eligible for the Class 32 Categorical Exemption because it is inconsistent with the 
TOC Guidelines and the Q Condition open space standards.  

 
// 
 
// 

 
// 
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IV. CONCLUSION 
 

The project is not eligible for Tier 3 incentives. The applicable schedule for Rapid 780 
demonstrates that it does not provide the required 15-minute frequency-of-service to qualify as a 
Major Transit Stop providing eligibility for Tier 3 incentives. The Commission lacks authority to 
aggregate service from multiple routes, as this would be inconsistent with the TOC Guidelines 
and SCAG guidance for calculating frequency-of-service intervals. The Commission should 
comply with the court order by setting aside the TOC approval. I may be contacted at 310-982-
1760 or at jamie.hall@channellawgroup.com if you have any questions, comments or concerns.  

 
      Sincerely, 

                                                                              
                                                                          Jamie T. Hall 

                                                                                             
 



EXHIBIT 1 
 

2019 Metro System Map 

 



EXHIBIT 2 
 
 

 

 
Local 217 Stop at Whitworth Drive and Fairfax Avenue 
Dated May 2019 via Google Street View  
https://www.google.com/maps/@34.0555016,-
118.3651177,3a,15y,55.28h,92.08t/data=!3m7!1e1!3m5!1swk
vXpS5_ltzwdDweVHbnYg!2e0!5s20190501T000000!7i1638
4!8i8192?entry=ttu 

 
 
Local 217 stop at De Valle Drive and Fairfax Avenue  
Dated May 2019 via Google Street View 
https://www.google.com/maps/@34.0612391,-
118.362377,3a,75y,224.25h,90.02t/data=!3m7!1e1!3m5!1s635
zcFz0gNo1xxPxKc4-
nQ!2e0!5s20190501T000000!7i16384!8i8192?entry=ttu

 
 
 
 
 
 
 
 
 
 

Local 217 stop at 6th Street and Fairfax Avenue 
Dated May 2019 via Google Street View 
(https://www.google.com/maps/@34.0650801,-
118.3614601,3a,75y,207.05h,96.18t/data=!3m7!1e1!3m5!1s26
FDo6pYu24ijNDdhRpEqw!2e0!5s20190501T000000!7i16384
!8i8192?entry=ttu)

 
 
 
 
 
 
Local 217 stop at Drexel Avenue and Fairfax Avenue  
Dated January 2018 via Google Street View 
https://www.google.com/maps/@34.0682936,-
118.3615208,3a,90y,162.99h,86.13t/data=!3m7!1e1!3m5!1sI9
dUfjX889utE_6tKxlVcQ!2e0!5s20180101T000000!7i16384!8
i8192?entry=ttu 
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Ernest J. Guadiana 
D: 310.746.4425 
EGuadiana@elkinskalt.com 
Ref: 14433-0001 Hi Point M 

September 12, 2023 

Los Angeles City Planning Commission 
Van Nuys City Hall 
Council Chamber, 2nd Floor 
14410 Sylvan Street 
Van Nuys, California 91401 
E-Mail: cpc@lacity.org  

 

Re: DIR-2020-2067-TOC-1A 
1447 South Hi Point Street 

Dear Honorable Commissioners of the Los Angeles City Planning Commission: 

My office represents Hi Point M, LLC (“Real Party”), the owner of the real property 
commonly known as 1447 South Hi Point Street (the “Property”) within the City of Los Angeles 
(the “City”).  At the August 24, 2023 City Planning Commission (“CPC”) meeting, the CPC 
continued Item 4 (DIR-2020-2067-TOC-1A) to the September 28, 2023 CPC meeting so that it 
could set aside its approval of Tier 3 incentives in Case No. DIR-2020-2067-TOC (the “TOC 
Entitlement”), which allowed for the development of a well-designed, 5-story housing project in 
the Faircrest Heights neighborhood (the “Project”), clarify its original determination, consider new 
evidence, and then either reapprove or deny the TOC Entitlement in conformance with the 
guidance contained in the March 9, 2023 Ruling on Submitted Matter, as amended (the “Ruling”), 
in Los Angeles County Superior Court Case No. 21 STCP 02223 (the “Action”).  Accordingly, 
through this letter, Real Party submits new evidence for the CPC consideration and requests that 
the CPC reapprove the TOC Entitlement’s Tier 3 incentives. 

I. RELEVANT BACKGROUND 

A. The TOC Entitlement Approval and Appeal 

The TOC Entitlement initially was approved by Director’s Determination letter 
dated December 30, 2020.  The Director’s Determination letter confirmed that the Project qualified 
for Tier 3 incentives under the City’s Transit Oriented Communities Guidelines (the “TOC 
Guidelines”), which the City Planning Department adopted to implement Section 6 of Measure 
JJJ.  The Director’s Determination relied on the City’s determination that the intersection of Pico 
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Boulevard and Fairfax Avenue was a Major Transit Stop.1  In this regard, City Planning 
Department staff reviewed bus schedules for buses that intersected at Pico Boulevard and Fairfax 
Avenue and calculated the service intervals during the morning and afternoon peak commute 
periods.  City Planning Department staff then prepared the TOC Referral Form dated February 27, 
2020, which listed 29 northbound bus trips during peak intervals and 33 southbound bus trips 
during peak intervals to qualify the intersection of Pico Boulevard and Fairfax Avenue as a Major 
Transit Stop in the Tier 3 TOC Tier.2  The TOC Referral Form noted that these calculations were 
based upon “Local Line 217 and Rapid 780.”  A copy of the TOC Referral Form, with the 
northbound and southbound trips highlighted, is attached as Attachment 1 to this letter.3 

On January 13, 2021, the TOC Entitlement and the related CEQA exemption for 
the TOC Entitlement (ENV-2020-2068-CE) (the “CEQA Exemption”) were appealed by 
numerous parties.  The CPC denied the appeal on April 8, 2021.  Thereafter, the appellants formed 
Hi Point Neighbors’ Association, an unincorporated association (“Petitioner”), and filed a Verified 
Petition for Writ of Mandate challenging the City’s approval of the TOC Entitlement and the 
CEQA Exemption, which initiated the Action. 

B. The Issue Presented in the Action 

In the Action, Petitioner contended that the intersection of Pico Boulevard and 
Fairfax Avenue did not constitute a Major Transit Stop under the TOC Guidelines on the basis that 
neither the Metro Rapid Bus Line 780 (“Line 780”) nor the Metro Local Line 217 (“Line 217”) 
had northbound and southbound service intervals of 15 minutes or less.4  Specifically, Petitioner 

 
1 The TOC Guidelines defines “Major Transit Stop” as “the intersection of two or more bus routes 
with a service interval of 15 minutes or less during the morning and afternoon peak commute 
periods” (e.g., between 6:00 a.m. and 9:00 a.m. and between 3:00 p.m. and 7:00 p.m.). 
2 Although the December 30, 2020 Director’s Determination letter erroneously based the Project’s 
qualification for Tier 3 incentives on being within 750 feet of the intersection of Pico Boulevard 
and Fairfax Avenue, Planning Department staff clarified that the Project qualified for Tier 3 
incentives due to the Property being within 1,500 feet of the intersection of Pico Boulevard and 
Fairfax Avenue in its Appeal Recommendation Report dated April 8, 2021.  See Appeal 
Recommendation Report, Staff Response to Appeal Point 1 (“The subject property is located 
within a Tier 3 TOC Affordable Housing Incentive Area, qualified by its proximity to a Major 
Transit Stop … within 1,500 feet of the project site.”). 
3 The TOC Referral Form was included in Real Party’s original TOC Entitlement application 
submittal of March, 25, 2020, and therefore is part of the public case file for DIR-2020-2067-TOC 
and part of the original project review for the Director’s Determination. 
4 Petitioner conceded in the Action that the westbound and eastbound bus routes for Santa Monica 
Big Blue Bus 7 and Rapid 7 listed in the TOC Referral Form each have service intervals of 15 
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relied on a December 2019 bus schedule for Line 780, which showed that the service intervals are 
more than 15 minutes during peak periods.   

Petitioner also relied on the incorrect bus schedule for Line 217.  Specifically, due 
to the “the unprecedented impact the COVID-19 pandemic [] had upon public transit ridership and 
budgets,” which temporarily lengthened the intervals of bus service within the City,” the City 
Planning Department issued an August 19, 2020 memorandum (the “August 2020 Memo”), which 
provided that “City Planning will reference the transit schedules in place as of March 17, 2020, 
the day before transit service changes began to be made, in its review of environmental and 
entitlement applications until further notice.”5  Instead of using the bus schedule for Line 217 in 
place as of March 17, 2020, Petitioner intentionally and knowingly relied upon a December 13, 
2020 schedule for Line 217, which improperly showed that the service intervals were more than 
15 minutes during peak periods.   

The actual bus schedules referenced in the TOC Referral Form were never formally 
presented to the CPC and therefore were not included in the Action’s administrative record.  
Accordingly, although the City correctly designated the Project for Tier 3 incentives based on the 
bus schedules in place at the time of the designation and approval, the City and Real Party did not 
have sufficient evidence to show the Court that Line 217 had service intervals of 15 minutes or 
less during peak periods, thus qualifying the intersection of Pico Boulevard and Fairfax Avenue 
as a Major Transit Stop. 

Instead, the City and Real Party advanced arguments that the intersection of Pico 
Boulevard and Fairfax Avenue was a Major Transit Stop because the TOC Guidelines allow the 
City to combine bus lines to reach the necessary service intervals of 15 minutes or less.  In this 
regard, on numerous occasions the City noted that bus routes may be combined to reach service 
intervals of 15 minutes or less.  In fact, for projects qualifying for incentives under the TOC 
Guidelines that used the intersection of Pico Boulevard and Fairfax Ave. as the Major Transit Stop 
qualifier, the City noted that the service intervals were combined for at least one project.  
Specifically, in approving Case No. DIR-2020-1870-TOC-HCA, the Director’s Determination 
letter stated:  

The Project Site is located approximately 700 feet southwest of the intersection of 
Fairfax Avenue and Pico Boulevard, whether the Metro 217, Metro Rapid 780, 
Santa Monica Big Blue Bus 7, and Santa Monica Rapid 7 bus lines all meet.  
Combined, these bus routes operate with average frequencies of service intervals 

 
minutes or less.  Accordingly, the only qualifying bus lines at issue in the Action are the 
northbound and southbound bus lines. 
5 A copy of the August 2020 Memo is attached as Attachment 2 to this letter. 
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of less than 15 minutes during peak times. As such, the project meets the eligibility 
requirement for a TOC Housing Development to be located within 2,640 feet of a 
Major Transit Stop and the eligibility requirement for a Tier 3 Project to be located 
within 1,500 feet of the intersection of two rapid bus lines…. (Emphasis added.)6 

C. The Ruling 

In its Ruling, the Court was not persuaded by the City and Real Party’s argument.  
Although the Court upheld the CEQA Exemption, and denied the other various arguments raised 
by Petitioner, the Court ruled that the administrative record did not contain substantial evidence to 
show that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit Stop that 
would allow the Project to qualify for Tier 3 incentives (whether by using a single bus line or by 
combining bus routes to reach the required 15 minute or less service interval).  Rather, the Court 
required some direct statements from City staff, the Director, or the CPC on how the City reached 
the determination that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit 
Stop.  Although the administrative record included numerous statements on how the City 
determined that the intersection of Pico Boulevard and Fairfax Avenue was a Major Transit Stop, 
including the TOC Referral Form and statements from City staff that reference the qualifying bus 
lines, the Court ultimately concluded that such evidence was not substantial enough to support the 
City’s determination. 

Specifically, the Court ruled as follows: 

Neither the Director’s Determination (AR 2959, 2962) nor the Appeal 
Recommendation Report (AR 20, 22) discusses how the intersection of Pico 
Boulevard and Fairfax Avenue satisfies the 15-minute service interval requirement. 
They merely state the conclusion that the intersection qualifies. Neither appears to 
contemplate combining bus lines to make this determination. (Ibid.) The Transit-
Oriented Affordable Housing Referral Form (AA 619) is similarly vague, merely 
naming bus lines and concluding the 15-minute service interval requirement has 
been satisfied. (AR 619.) 

The Court’s inquiry “will be limited to a determination of whether or not the 
findings are supported by substantial evidence in light of the whole record.” 
(Strumsky v. San Diego County Employees Retirement Assn. (1974) 11 Cal.3d 28, 
32.) Respondent must “set forth findings to bridge the analytical gap between the 
raw evidence and ultimate decision or order.” (Sky Posters, Inc. v. Department of 

 
6 A copy of the Director’s Determination in Case No. DIR-2020-1870-TOC-HCA is attached as 
Attachment 3 to this letter. 



 
Los Angeles City Planning Commission 
September 12, 2023 
Page 5 
 
 

5170468  

Transportation (2022) 78 Cal.App.5th 644, 667-668 [“Reference, in section 
1094.5, to th 

e reviewing court’s duty to compare the evidence and ultimate decision to ‘the 
findings’ ... leaves no room for the conclusion that the Legislature would have been 
content to have a reviewing court speculate as to the administrative agency’s basis 
for decision.”].) 

The administrative record contains no finding that the intersection of Pico 
Boulevard and Fairfax Avenue constitutes a Major Transit Stop because 
Respondent combined bus lines to satisfy the 15-minute service interval 
requirement. The Court will not infer that Respondent made such a finding or 
speculate on whether it might have done so. 

Respondent’s finding the Project qualifies for “Tier 3” categorization and 
incentives, based on the conclusion that the Project is within 1,500 feet of a “Major 
Transit Stop” including the intersection of “Two Rapid Buses,” is not supported by 
substantial evidence. A writ of mandate setting aside the “Tier 3” incentives 
awarded under the TOC Affordable Housing Incentive Program is warranted. 

Since the Court did not find substantial evidence to support the City’s determination 
that the Project was within 1,500 of a Major Transit Stop, the Court issued the Revised Writ of 
Peremptory Mandamus (the “Writ”) that requires the City to set aside its determination that the 
Project qualifies for Tier 3 incentives.   

The Writ does not require the City to vacate the TOC Entitlement.  In fact, although 
the Judgment initially contemplated the City vacating its determination that the Project qualified 
for Tier 3 incentives, the Court revised its Judgment through the April 21, 2023 Minute Order to 
expressly remove the requirement for the City to vacate this determination.  Instead, the Court 
granted the City to opportunity to set aside its Tier 3 incentives, recognizing the City’s authority 
to redecide the TOC Entitlement by clarifying its prior ruling and/or considering additional 
evidence.  See Writ, § 3 (“Nothing in this Writ shall limit or control in any way the discretion 
legally vested in [the City].”). 

Since the CPC has decided to consider new evidence to reconsider its decision on 
the TOC Entitlement, Real Party provides such additional evidence through this letter and requests 
that the CPC reaffirm that the Project qualifies for Tier 3 incentives on the basis of its proximity 
to a Major Transit Stop that includes the intersection of two Rapid Buses.   
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II. SUPPORTING EVIDENCE FOR CPC TO CONSIDER 

A. Line 217 Schedule in Place as of March 17, 2020 Qualifies the Site for Tier 3 

As noted above, pursuant to the August 2020 Memo, “City Planning will reference 
the transit schedules in place as of March 17, 2020, the day before transit service changes began 
to be made, in its review of environmental and entitlement applications until further notice.”  Such 
decision was made based on “the unprecedented impact the COVID-19 pandemic has had upon 
public transit ridership and budgets,” which temporarily lengthened the intervals of bus service 
within the City. 

The TOC Referral Form noted service intervals of less than 15 minutes for the 
northbound and southbound bus qualifiers; however Petitioner intentionally and knowingly 
misrepresented the bus schedule in place for Line 217 when arguing that Line 217 did not have 
service intervals of 15 minutes or less.  Specifically, instead of identifying the pre-COVID 
schedule as required by the City’s August 2020 Memo, Petitioner’s opposition to the Project relied 
on the December 2020 schedule for Line 217.   

To correct the record, Real Party submits the pre-COVID bus schedule for Line 217 
to determine whether the intersection of Pico Boulevard and Fairfax Avenue constitutes a Major 
Transit Stop.  In this regard, Attachment 4 to this letter is the pre-Covid Line 217 bus schedule, 
in place as of March 17, 2020, which shows northbound peak trips of 29 trips and southbound 
peak trips of 33 trips.  These are the same service interval numbers used by the City in the TOC 
Referral Form, which qualified the Project for Tier 3 incentives under the TOC Guidelines. 

In this regard, although Line 780 did not have the requisite service intervals of 15 
minutes or less, the CPC only needs to conclude that two bus routes with service intervals of 15 
minutes or less intersect Pico Boulevard and Fairfax Avenue for the intersection to constitute a 
Major Transit Stop.  Upon determining that the intersection of Pico Boulevard and Fairfax Avenue 
qualifies as a Major Transit Stop, the CPC may conclude that the Project qualifies for Tier 3 
incentives so long as two Rapid Buses intersect at this Major Transit Stop.  In this regard, the TOC 
Guidelines provide a chart establishing “Incentive Tier Areas,” which provides a column 
describing what “Type of Major Transit Stop” is required for a Tier determination.  For a Tier 3 
project, this column only requires that “[t]wo Rapid Buses (intersection of two Rapid Bus lines)” 
exist at a Major Transit Stop.  The chart makes no mention of bus frequency intervals required for 
the Rapid Buses.7  In fact, City staff expressly noted that this process was why the Project qualified 
for Tier 3 incentives.  See Attachment 5 to this Letter (“The intersection of two qualifying regular 

 
7 By contrast, when setting forth the criteria for Tier 2 projects, the column requires an “intersection 
of 2 non Rapid Bus* lines, each w/ at least 15 min. average peak headways.” (Emphasis added.) 
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buses (BBB 7 and 217) + 2 nonqualifying Rapid buses (BBB R7 and 780) will give a jump to a 
Tier 3.”). 

Here, since Line 217 qualifies the intersection of Pico Boulevard and Fairfax Ave. 
as a Major Transit Stop, the intersection of Line 780 with Rapid 7 allows for the Project to qualify 
for Tier 3 incentives.  On this basis, the CPC should reapprove the TOC Entitlement. 

B. The CPC Has the Discretion to Combine Bus Lines to Qualify an Intersection 
as a Major Transit Stop 

In addition to fining that the Project qualifies for Tier 3 incentives based on the 
reasoning in Section II.A of this letter, the CPC also may conclude that the Project qualifies for 
Tier 3 incentives by combining bus lines to reach the necessary peak-period service-intervals of 
15 minutes or less.  In this regard, nothing in the TOC guidelines prohibits combining or relying 
on additional bus lines at the same intersection—or even different bus lines altogether—in order 
to establish that a Major Transit Stop exists.8  Indeed, the TOC Guidelines specifically say that a 
Major Transit Stop includes the intersection of “two or more” bus routes.  In using the bus 
schedules provided by Petitioner (i.e., the post-Covid schedules), Line 780 and Line 217—which 
followed the same route from the intersection of Venice and Fairfax to the intersection of 
Hollywood and New Hampshire—together have shorter than 15-minute service internals on 
Fairfax Ave. during peak periods.  Indeed, City staff supported the methodology of combining bus 
routes when City Planner Esther Ahn testified at the April 8, 2021 CPC meeting that the City’s 
Major Transit Stop determination was supported by both Line 217 and Line 780 on Fairfax Ave..  
Likewise, the City’s TOC Referral Form shows that it relied on both Line 780 and Line 217 for 
calculating interval frequency on Fairfax Avenue. 

To this effect, the TOC Guidelines specifically rely upon the methodology 
promulgated by the Southern California Association of Governments (“SCAG”) in calculating bus 
service frequency.  SCAG methodology concludes that although overlapping bus routes may not 
always be combined to reach the 15 minute or less service intervals, “there are certain corridors 
where overlapping ‘line families’ or local/bus rapid transit (BRT) lines are intended to function as 
one bus route.  On these corridors, transit riders typically board the first bus available, whether it 
be a local, express, or BRT line.  For these line families or local/BRT corridors, SCAG uses the 
combined routes to calculate the frequency.”  The SCAG Guidance is attached as Attachment 6 
to this letter.   

 
8 In fact, the Court in its Ruling specifically noted that neither the Los Angeles Municipal Code 
nor the TOC Guidelines prohibited combining bus lines to reach the 15-minute or less qualifying 
service intervals. 
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Here, there is substantial evidence for the City to conclude that Line 780 and Line 
217 are line families since the lines follow the same route from the intersection of Venice and 
Fairfax to the intersection of Hollywood and New Hampshire.  On this basis, the CPC may 
combine the bus lines to reach the service intervals of 15 minutes or less.  Indeed, as noted above, 
the City’s approval of Case No. DIR-2020-1870-TOC-HCA concluded that Line 780 and Line 217 
are, in fact, line families. 

C. Current Bus Schedules 

Although the City may reapprove the Project’s Tier 3 incentives based on the 
reasoning detailed in Sections II.A and II.B of this letter, which discusses the bus schedules in 
place when the Project was initially approved, the CPC also may reapprove the Project based on 
the bus schedules in place today.   

The City Planning Department issued a memorandum dated March 25, 2021 (the 
“March 2021 Memo”) that discusses the substantial changes to bus schedules in preparation for 
the NextGen rollout.9 10 The March 2021 Memo notes that “[t]he NextGen system includes a new 
bus classification system with different Tier levels,” that “Tier 1 is the highest quality bus NextGen 
line and will replace current Rapid Bus lines as they are discontinued,” and that “Tier 1 routes are 
planned to achieve service interval levels of at least ten minutes throughout the weekday daytime.” 

Accordingly, some lines, which initially were categorized as local lines for 
purposes of the TOC Guidelines, have substantially increased their service interval frequency and, 
on that basis, are categorized as Rapid Buses for purposes of calculations under the TOC 
Guidelines.  The March 2021 Memo provides its analysis follows: 

Rapid Bus is not a defined term in the Los Angeles Municipal Code (LAMC), nor 
is there any one agreed-upon set of criteria that must exist to be called a Rapid Bus 
line. The TOC Guidelines define Rapid Bus in a broad, flexible way to encompass 
a number of different types of higher quality bus services provided by different 
operators, as follows: 

Rapid Bus is a higher quality bus service that may include several key 
attributes, including dedicated bus lanes, branded vehicles and stations, 
high frequency, limited stops at major intersections, intelligent 
transportation systems, and possible off-board fare collection and/or all 

 
9 According to the March 2021 Memo, “NextGen is described by Metro as ‘a reimagined bus 
system that focuses on providing fast, frequent, reliable and accessible service to meet the needs 
of today’s riders.’” 
10 A copy of the March 2021 Memo is attached as Attachment 7 to this letter. 
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door boarding. It includes, but is not limited to, Metro Bus Rapid Transit 
lines, Metro Rapid 700 lines, Metro Orange and Silver Lines, Big Blue 
Rapid lines and the Rapid 6 Culver City bus. 

The Tier 1 NextGen is the highest level of bus service that Metro now offers (not 
to be confused with TOC Tier 1). While Metro is discontinuing most but not all 
Rapid Bus lines, Tier 1 lines will replace Rapid Lines and include most of the 
attributes in the above definition. Most importantly, Tier 1 lines are defined by 
their high level of service frequency. The number of stops for NextGen Tier 1 lines 
will be less than for existing local bus lines, but not as few as the current Rapid 
lines. Metro also advises that Tier 1 corridors would be the priorities for all-door 
boarding roll out and maintaining or adding transit signal priority plus dedicated 
bus lanes and other speed improvements for some Tier 1 corridors is being 
developed in partnership with the City.  (Emphasis added.) 

On this basis, the City confirmed that Rapid Line 780, which was discontinued, was 
replaced with Line 217 for purposes of qualifying and intersection for Tier incentives under the 
TOC Guidelines. 

Attachment 8 to this letter is the current bus schedule for Line 217.  As noted in 
this schedule, the northbound bus trips during peak periods are 51 and the southbound bus trips 
during peak periods are 55.  Such figures shows that Line 217 has service intervals of under 15 
minutes (i.e. 420/51=8.24 min. service intervals for northbound and 420/55=7.64 min. service 
interval for southbound).  These new service intervals are almost double the peak-period service 
in place prior to March 17, 2020. 

Accordingly, Since Line 217 constitutes a Rapid Bus for purposes of the TOC 
Guidelines, and since Line 217 has service intervals of less than 15 minutes during peak period, 
the intersection of Pico Boulevard and Fairfax Avenue currently constitutes a Major Transit Stop.11 

 
11 We note that the City still uses the pre-Covid bus schedules for the Santa Monica Big Blue Bus 
7 and Santa Monica Big Blue Bus Rapid 7.  In this regard, the March 2021 Memo states: “For 
lines not affected by these NextGen Rapid bus changes, the TOC program will continue to use a 
pre-COVID-19 bus schedule to determine program eligibility as described in the August 2020 
memorandum.”  Here, as noted by the Court in its ruling, Petitioner never challenged the City’s 
determination that these bus lines qualified the intersection of Pico Boulevard and Fairfax Avenue 
for Tier 3 incentives, and on that basis these lines are not at issue in determining whether this 
intersection constitutes a Major Transit Stop.  Nevertheless, the bus schedules in place as of 
March 17, 2020 for the Santa Monica Big Blue Bus 7 and Santa Monica Big Blue Bus Rapid 7 are 
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III. CONCLUSION 

As noted above, on the date the City approved the TOC Entitlement, the Project 
qualified for Tier 3 incentives because the intersection of Pico Boulevard and Fairfax Avenue was 
a Major Transit Stop due to Line 217 and Santa Monica Big Blue Bus 7 intersecting and because 
two Rapid lines, the Rapid 780 and Santa Monica Big Blue Bus Rapid 7, also intersected at this 
Major Transit Stop.  On this basis alone, the City may reapprove the TOC Entitlement.  
Additionally, although the City only need clarify that the Project qualified for Tier 3 incentives on 
the date that the City approved the TOC Entitlement (thus relying on the bus schedules in place as 
of March 17, 2020), the City also is able to conclude that the Project qualifies for Tier 3 incentives 
based on the current bus schedules. 

For these reasons, Real Party respectfully requests that the City consider the 
additional evidence contained in this letter and reapprove the TOC Entitlement  

 

 Regards, 

 
ERNEST J. GUADIANA 
Elkins Kalt Weintraub Reuben Gartside LLP 

 
cc: Esther Ahn (via esther.ahn@lacity.org) 
 Donna Wong, Esq. (via donna.wong@lacity.org) 

 
attached as Attachments 9 and 10 to this letter, which continues to show that the intersection of 
Pico Boulevard and Fairfax Avenue qualifies as a Major Transit Stop. 
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This form is to serve as a referral to the Department of City Planning Development Services Center for Affordable Housing 
case filing purposes (in addition to the required Department of City Planning Application and any other necessary 
documentation) and as a referral to HCIDLA, CRA, Building and Safety, or other City agency for project status and 
entitlement need purposes. This form shall be completed by the applicant and reviewed and signed by Department of City 
Planning staff prior to filing an application for a case or building permit. Any modifications to the content(s) of this form after 
its authorization by the Department of City Planning staff is prohibited. The Department of City Planning reserves the right 
to require an updated form for the project if more than 180 days have transpired since the approval date, or as necessary, 
to reflect project modifications, policy changes and/or amendments to the LAMC, local laws, and State laws. 

CITY STAFF USE OM. V 

□ funding □ 8135 □ Other:. _____________ _ 

T,:,e,r ~. 
Planning Shlff Signal.I.I 

Expirl\ltion Date 

1. PROJECT LOCATION/ ZONING 

2. 

Project Address: 144 7 Hi Point St. Los Angeles. Ca 90035 

Applicant Name and Phone/Email: .il!9UJJQ~YbLIJL~C~:j2:,U3~2:,22§:8~~Jl!~WHtli§Ja0m!WL~lL------
Assessor Parcel Number(s):..:5.00..,8 ... 0._1;.::;;2""'0_...33 _________________________ _ 

Community Plan: Wilshire Number of Lots: 1 Lot Size: 8 838.5 s.f. 
Existing Zone: [QJR3: 1-0 land Use Designation:..:.M:..:;ed=iu::.:m.:.:..:.R:::e:.::::s.:.:id:.::::e::.:n.::;tia::.:I _______ _ 
□ Specific Plan □ HPOZ □ ORB □ Enterprise Zone □ CRA □ CPIO 
12'1 Q-condition/ D-limitation/ T-classification (please specify): -O""'R_Da;;...;.1.;:;.68_-_1,;;;;.93 _____________ _ 
□ Other pertinent zoning information (please specify):. _____________________ _ 

121 Location of Major Transit Stop (please specify the intersection or metro stop)':•~ilCt.;l!UliU..alllLlao. ______ _ 

Qualifier #1 (rail name & 
Service Interval # 1 : 
Service Interval# 2: 

Qualifier #2 (rail na 
Service Interval # 1 
Service Interval # 2 

TOC Tier3
: □Tier 1 □ Tier2 □ Tier4 Planning Staff Initials: _ __.A.<& . ._K'-------

' Per AB 744, A Major Transit SIOp means a site containing an existing rail transit station, a ferry temiinal served by either a bus or rail tranak OOl'llil::e, or 
the Intersection of two or more majof bus routes with a frequency of OOl'llice interval of 15 minutes or less during the morning and afternoon peak 
commute periods. It also includes maior nnait atope that are included in the applicable regional tranll)Ortation plan. 
' This figure (420 mlnulea) is based on Iha total number of minute• during the peak hOUl"ll of 6 am to 9 am as well as 3 pm to 7 pm. 
? If project is 100% affordable, it is eligible for the designated Tier to be Increased by one. 

CP-4050 [5.15.2018] Transit-Oriented Communities - Referral Form Page 1 of 6 
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only if the petition for writ of mandate pursuant to that section is filed no later than the 90th day 
following the date on which the City's decision becomes final. 

Note of Instruction Regarding the Notice of Exemption: Applicant is hereby advised to file the 
Notice of Exemption for the associated categorical exemption after the issuance of this letter. If 
filed, the form shall be filed with the County of Los Angeles, 12400 Imperial Highway, Norwalk, 
CA 90650, pursuant to Public Resources Code Section 21152 (b). More information on 
the associated fees can be found online here: https://www.lavote.net/home/county
clerk/environmental-notices-fees. The best practice is to go in person and photograph the posted 
notice in order to ensure compliance. Pursuant to Public Resources Code Section 21167 (d), the 
filing of this notice of exemption starts a 35-day statute of limitations on court challenges to the 
approval of the project. Failure to file this notice with the County Clerk results in the statute of 
limitations, and the possibility of a CEQA appeal, being extended to 180 days. 

VINCENT P. BERTONI, AICP 
Director of Planning 

Heather Bleemers 
Senior City Planner 

Prepared by: 

More Song 
~-2 

Planning Assistant 

Attachments: 
Exhibit A: Architectural Plans 

D/R-2020-1870-TOC-HCA 

Revie~wed by: -----. 

~ "' Kevin Gol en 
City Planner 
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Northbound Al Norte (Approximate Times / Tiempos Aproximados)
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— — — — E3:14A 3:23A 3:35A 3:38A 3:42A
— — — — E4:10 4:19 4:32 — —
— — — — E4:57 5:06 5:19 — —
4:55A 5:01A 5:04A 5:18A 5:27 5:36 5:49 — —
5:23 5:29 5:33 5:47 5:56 6:05 6:18 — —
— — — 6:14 6:24 6:34 6:47 — —
6:00 6:07 6:11 6:28 6:39 6:51 7:05 — —
6:15 6:22 6:26 6:45 6:56 7:09 7:24 — —
— — — 6:59 7:10 7:23 7:39 — —
6:39 6:46 6:50 7:12 7:24 7:37 7:53 — —
— — — 7:28 7:39 7:52 8:08 — —
— — — 7:43 7:54 8:07 8:24 — —
7:19 7:26 7:30 7:55 8:09 8:22 8:39 — —
— — — 8:10 8:24 8:37 8:54 — —
— — — 8:23 8:38 8:51 9:08 — —
7:58 8:07 8:11 8:37 8:53 9:06 9:24 — —
— — — 8:53 9:08 9:21 9:39 — —
8:33 8:41 8:45 9:08 9:23 9:36 9:54 — —
— — — 9:22 9:37 9:51 10:09 — —
9:03 9:11 9:15 9:37 9:52 10:06 10:24 — —
— — — 9:52 10:07 10:21 10:39 — —
9:35 9:42 9:46 10:07 10:22 10:36 10:55 — —
— — — 10:22 10:37 10:51 11:10 — —

10:05 10:12 10:17 10:37 10:52 11:07 11:26 — —
— — — 10:51 11:06 11:23 11:42 — —

10:35 10:42 10:47 11:06 11:21 11:38 11:57 — —
— — — 11:21 11:36 11:53 12:13P — —

11:04 11:12 11:17 11:36 11:51 12:08P 12:28 — —
— — — 11:51 12:06P 12:23 12:43 — —
— — — 12:06P 12:21 12:38 12:58 — —

11:48 11:56 12:01P 12:21 12:36 12:53 1:14 — —
— — — 12:36 12:51 1:08 1:29 — —
— — — 12:51 1:06 1:23 1:44 — —

12:31P 12:39P 12:44 1:06 1:21 1:38 1:59 — —
— — — 1:21 1:36 1:53 2:15 — —
— — — 1:33 1:48 2:08 2:31 — —
1:13 1:21 1:26 1:48 2:03 2:23 2:46 — —
— — — 2:04 2:19 2:39 3:02 — —
— — — 2:20 2:35 2:55 3:18 — —
1:58 2:06 2:11 2:34 2:50 3:10 3:33 — —
— — — 2:50 3:06 3:26 3:51 — —
— — — 3:06 3:22 3:42 4:08 — —
2:43 2:51 2:56 3:20 3:36 3:56 4:22 — —
— — — 3:33 3:49 4:10 4:36 — —
— — — 3:47 4:03 4:24 4:50 — —
3:20 3:28 3:33 3:59 4:15 4:36 5:02 — —
— — — 4:11 4:27 4:48 5:13 — —
— — — 4:23 4:39 5:00 5:25 — —
3:54 4:02 4:08 4:35 4:51 5:12 5:37 — —
— — — 4:47 5:03 5:24 5:49 — —
— — — 4:59 5:15 5:36 6:01 — —
4:27 4:35 4:41 5:11 5:27 5:48 6:13 — —
— — — 5:23 5:39 6:00 6:25 — —
— — — 5:37 5:53 6:12 6:37 — —
5:05 5:13 5:19 5:49 6:05 6:24 6:49 — —
— — — 6:01 6:17 6:36 7:01 — —
— — — 6:16 6:32 6:49 7:13 — —
5:43 5:51 5:57 6:29 6:45 7:02 7:25 — —
— — — 6:43 6:59 7:16 7:39 — —
— — — 6:59 7:14 7:31 7:54 — —
6:36 6:44 6:50 7:15 7:30 7:46 8:08 — —
— — — 7:30 7:45 8:01 8:22 — —
7:11 7:19 7:25 7:46 8:01 8:17 8:38 — —
— — — 8:02 8:16 8:32 8:52 — —
— — — 8:19 8:33 8:48 9:08 — —
— — — 8:36 8:49 9:03 9:22 — —
— — — 8:55 9:07 9:20 9:39 — —
— — — 9:10 9:22 9:35 9:52 9:57P 10:03P
— — — 9:40 9:50 10:01 10:18 10:23 10:29
— — — 10:12 10:21 10:32 10:49 10:54 11:00
— — — 10:48 10:57 11:07 11:22 11:26 11:32
— — — 11:19 11:28 11:38 11:53 11:57 12:03A
— — — 11:54 12:03A 12:13A 12:26A 12:29A 12:34
— — — 12:28A 12:37 12:46 12:58 1:01 1:06
— — — 12:58 1:07 1:16 1:28 1:31 1:36
— — — — E2:13 2:22 2:34 2:37 2:42

Southbound Al Sur (Approximate Times / Tiempos Aproximados)
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4:31A 4:35A 4:39A 4:51A 4:59A 5:10A — — —
— — 4:58 5:11 5:19 5:27 5:38A 5:43A 5:47A
— — 5:27 5:40 5:48 5:56 6:07 6:13 6:19
— — 5:49 6:02 6:12 6:23 6:35 6:42 6:48
— — 6:03 6:18 6:28 6:41 — — —
— — 6:19 6:34 6:46 6:59 — — —
— — 6:32 6:50 7:02 7:16 7:33 7:40 7:46
— — 6:48 7:06 F7:20 — — — —
— — 7:03 7:22 7:36 7:53 — — —
— — 7:18 7:39 7:53 8:11 8:27 8:34 8:40
— — 7:33 7:55 8:10 8:27 — — —
— — 7:46 8:11 8:27 8:45 9:01 9:08 9:14
— — 8:00 8:25 8:41 8:58 — — —
— — 8:14 8:39 8:55 9:12 9:27 9:34 9:40
— — 8:28 8:53 9:09 9:24 — — —
— — 8:43 9:07 9:23 9:37 9:52 9:59 10:05
— — 8:57 9:21 9:37 9:52 — — —
— — 9:12 9:36 9:52 10:06 10:20 10:27 10:33
— — 9:27 9:51 10:07 10:22 — — —
— — 9:42 10:06 10:22 10:37 — — —
— — 9:57 10:21 10:37 10:51 11:05 11:12 11:18
— — 10:12 10:36 10:52 11:07 — — —
— — 10:27 10:51 11:07 11:22 — — —
— — 10:42 11:06 11:22 11:36 11:50 11:57 12:03P
— — 10:57 11:21 11:37 11:52 — — —
— — 11:12 11:36 11:52 12:07P — — —
— — 11:27 11:51 12:07P 12:21 12:35P 12:42P 12:48
— — 11:42 12:06P 12:22 12:37 — — —
— — 11:57 12:21 12:37 12:52 — — —
— — 12:12P 12:36 12:52 1:07 1:22 1:29 1:35
— — — — H12:53 — — — —
— — — — H12:56 — — — —
— — 12:27 12:51 1:07 1:22 — — —
— — 12:41 1:05 1:22 1:37 — — —
— — 12:55 1:20 1:37 1:52 2:07 2:14 2:20
— — 1:10 1:35 1:52 2:07 — — —
— — — — H2:03 — — — —
— — — — H2:06 — — — —
— — 1:25 1:50 2:07 2:23 — — —
— — 1:40 2:05 2:22 2:39 2:54 3:00 3:06
— — — — H2:23 — — — —
— — — — H2:25 — — — —
— — 1:55 2:20 2:37 2:53 — — —
— — 2:11 2:36 2:53 3:09 — — —
— — 2:26 2:51 3:08 3:25 3:41 3:47 3:54
— — 2:39 3:04 3:21 3:37 — — —
— — — — G3:28 — — — —
— — — — C3:32 3:48 — — —
— — 2:51 3:16 3:33 3:49 — — —
— — — — G3:36 — — — —
— — 3:01 3:26 3:43 3:59 — — —
— — 3:13 3:39 3:56 4:15 4:33 4:39 4:46
— — 3:26 3:52 4:09 4:25 — — —
— — 3:39 4:05 4:22 4:38 — — —
— — 3:52 4:18 4:35 4:55 5:13 5:19 5:27
— — 4:05 4:31 4:48 5:05 — — —
— — 4:20 4:45 5:02 5:20 — — —
— — 4:34 4:59 5:16 5:38 5:56 6:02 6:10
— — 4:48 5:13 5:30 5:48 — — —
— — 5:03 5:28 5:45 6:03 — — —
— — 5:18 5:43 6:00 6:20 6:36 6:42 6:50
— — 5:33 5:58 6:14 6:30 — — —
— — 5:49 6:14 6:30 6:46 — — —
— — 6:05 6:30 6:45 7:03 7:18 7:24 7:30
— — 6:21 6:46 7:01 7:15 — — —
— — 6:37 7:02 7:16 7:30 — — —
— — 6:54 7:19 7:33 7:47 — — —
— — 7:13 7:37 7:51 8:05 — — —
— — 7:32 7:56 8:08 8:22 — — —
— — 7:53 8:15 8:27 8:41 — — —
— — 8:12 8:34 8:46 9:00 — — —
— — 8:31 8:53 9:05 9:18 — — —
— — 8:51 9:13 9:24 9:37 — — —
— — 9:16 9:35 9:46 9:59 — — —
— — 9:40 9:58 10:09 10:22 — — —
— — 10:04 10:22 10:33 10:45 — — —

10:23P 10:28P 10:33 10:47 10:57 11:08 — — —
10:53 10:58 11:03 11:16 11:26 11:37 — — —
11:24 11:29 11:34 11:47 11:57 12:08A — — —
11:57 12:02A 12:06A 12:17A 12:25A 12:36 — — —
12:35A 12:39 12:43 12:54 1:02 1:13 — — —

1:35 1:39 1:43 1:54 F2:02 — — — —
2:34 2:38 2:42 2:53 F3:01 — — — —
3:30 3:34 3:38 3:49 F3:57 — — — —
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MAP NOTES

a Kaiser Permanente Hospital

b Children’s Hospital & 
      Hollywood Presbyterian Medical Center

c Farmers Market

d The Grove

e LA County Museum of Art

f La Brea Tar Pits

g Petersen Automotive Museum

h Washington/Fairfax Transit Hub  

 Metro 35, 37, 38, 105, 217, 705, 
       780; C1, 4; CE437

i Culver City Transit Center
 Metro 108, 110, 217, 358; C2 (on Slauson)
        C3, C4, C6; R6 (on Sepulveda)

       Promenade at Howard Hughes Centerj

LEGEND

Route of Line 217

Line 217 Owl Route Trips

Local Stop Timepoint

Local Stop Timepoint -
Single Direction Only

Owl Timepoint

Metro Rail Station & Timepoint

Metro Rail Station

Transit Center

Metro Rail

Antelope Valley Transit Authority 

Santa Monica’s Big Blue Bus

Culver CityBus

LAX FlyAway

LADOT Commuter Express

LADOT DASH

Rapid

West Hollywood Cityline

C

CE

LD

WH

FA

AV

BBB

R

4

5

6
7

8

9 0
!

Te
r

Pa
rk

D
r

C4
110

Culver City

La Cienega/
Jefferson

Effective Jun 23 2019

Monday through Friday 217

87421 5 9 0 ! 8 6 3 2 1590!

If you’re riding with a bike or other bulky items...
Please look for the yellow decal designating 
the open area where you can place them.

11 Trip between 
6am and 9am; 
18 Trips between 
3pm and 7pm; 
Total NB Trips = 29 

12 Trip between 
6am and 9am; 
21 Trips between 
3pm and 7pm; 
Total SB Trips = 33 
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1/19/22, 8:20 AM City of Los Angeles Mail - 1447 Hi Point St.

https://mail.google.com/mail/u/0/?ik=7ac2ebb5af&view=pt&search=all&permthid=thread-a%3Ar7464540653140535127&simpl=msg-a%3Ar746619313… 1/2

Aida Karapetian <aida.karapetian@lacity.org>

1447 Hi Point St. 
5 messages

Aida Karapetian <aida.karapetian@lacity.org> Wed, Feb 5, 2020 at 1:34 PM
To: Lesi Mai <lesi.mai@lacity.org>

Hello Lesi,

I am looking at 1447 Hi Point St., per the GIS map, the project site is within Tier 2, but I think the site qualifies for Tier 3.
The intersection of two qualifying regular buses (BBB 7 and 217) + 2 nonqualifying Rapid buses (BBB R7 and 780) will
give a jump to a Tier 3. Please advise. 

Best Regards,
Aida
--  

Aida Karapetian
Planning Assistant 
Los Angeles City Planning
201 N. Figueroa St., Room 525
Los Angeles, CA 90012
Planning4LA.org
T: (213) 202-5450
E: aida.karapetian@lacity.org

               

Lesi Mai <lesi.mai@lacity.org> Wed, Feb 5, 2020 at 1:41 PM
To: Aida Karapetian <aida.karapetian@lacity.org>

Hi Aida,

Yes, that project site qualifies for a Tier 3.

I was unclear on the rapid related boost earlier. I'll update those intersections that have two nonqualifying rapid buses with
the correct tiers on the 2020 update.

Sorry for the confusion.

Lesi
[Quoted text hidden]
--  

Lesi Mai
GIS Specialist 
Los Angeles City Planning

200 N. Spring St., Room 825
Los Angeles, CA 90012
Planning4LA.org
T: (213) 978-1246 | F: (213) 978-1403

               

Hi Point v. City of LA
001274

Email - 0029
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Northbound Al Norte (Approximate Times)
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— E3:13A 3:22A 3:36A 3:40A D3:44A
4:01A 4:10 4:19 4:33 4:37 4:45
4:45 4:55 5:04 5:18 5:22 5:30
5:15 5:25 5:34 5:48 5:52 6:00
5:35 5:45 5:54 6:08 6:12 6:20
5:45 5:55 6:04 6:18 6:22 6:30
5:54 6:04 6:14 6:28 6:32 6:41
6:03 6:14 6:24 6:38 6:42 6:51
6:12 6:23 6:34 6:48 6:52 7:01
6:22 6:33 6:44 6:58 7:02 7:11
6:31 6:43 6:54 7:08 7:12 7:21
6:41 6:53 7:04 7:18 7:22 7:31
6:50 7:02 7:14 7:28 7:33 7:42
6:58 7:12 7:24 7:39 7:44 7:53
7:08 7:22 7:34 7:49 7:54 8:03
7:16 7:30 7:44 7:59 8:04 8:13
7:24 7:40 7:54 8:10 8:15 8:24
7:34 7:50 8:04 8:20 8:25 8:34
7:44 8:00 8:14 8:30 8:35 8:44
7:54 8:10 8:24 8:40 8:45 8:54
8:04 8:20 8:34 8:50 8:55 9:04
8:14 8:30 8:44 9:00 9:05 9:14
8:23 8:40 8:54 9:11 9:16 9:25
8:33 8:50 9:04 9:21 9:26 9:35
8:43 9:00 9:14 9:31 9:36 9:45
8:53 9:10 9:24 9:42 9:47 9:56
9:03 9:20 9:34 9:52 9:57 10:07
9:13 9:30 9:44 10:02 10:08 10:18
9:23 9:40 9:54 10:12 10:18 10:28
9:33 9:50 10:04 10:22 10:28 10:38
9:43 10:00 10:14 10:32 10:38 10:48
9:53 10:10 10:24 10:43 10:49 10:59

10:03 10:20 10:34 10:53 10:59 11:10
10:13 10:30 10:44 11:03 11:09 11:20
10:23 10:40 10:54 11:14 11:20 11:31
10:33 10:50 11:04 11:24 11:30 11:41
10:42 10:59 11:14 11:34 11:40 11:51
10:52 11:09 11:24 11:45 11:51 12:03P
11:02 11:19 11:34 11:55 12:01P 12:14
11:12 11:29 11:44 12:05P 12:11 12:24
11:22 11:39 11:54 12:16 12:22 12:35
11:32 11:49 12:04P 12:26 12:32 12:45
11:41 11:58 12:14 12:36 12:42 12:55
11:51 12:08P 12:24 12:46 12:52 1:05
12:01P 12:18 12:34 12:56 1:02 1:15
12:10 12:27 12:44 1:06 1:12 1:25
12:19 12:36 12:54 1:16 1:22 1:35
12:29 12:46 1:04 1:26 1:32 1:45
12:39 12:56 1:14 1:36 1:43 1:56
12:49 1:06 1:24 1:46 1:53 2:05
12:59 1:16 1:34 1:56 2:03 2:15

1:10 1:27 1:44 2:07 2:14 2:26
1:19 1:36 1:53 2:16 2:23 2:35
1:29 1:46 2:04 2:28 2:35 2:47
1:39 1:56 2:14 2:38 2:45 2:57
1:49 2:06 2:24 2:48 2:55 3:07
1:59 2:16 2:34 2:58 3:05 3:17
2:09 2:26 2:44 3:08 3:15 3:27
2:19 2:36 2:54 3:18 3:25 3:37
2:28 2:46 3:04 3:28 3:35 3:47
2:38 2:56 3:14 3:38 3:45 3:57
2:48 3:06 3:24 3:48 3:55 4:07
2:57 3:16 3:34 3:58 4:06 4:18
3:07 3:26 3:44 4:08 4:16 4:28
3:17 3:36 3:54 4:18 4:26 4:37
3:26 3:45 4:04 4:28 4:36 4:47
3:36 3:55 4:14 4:38 4:46 4:57
3:46 4:05 4:24 4:48 4:56 5:07
3:56 4:15 4:34 4:58 5:06 5:17
4:06 4:25 4:44 5:08 5:16 5:27
4:16 4:35 4:54 5:18 5:26 5:37
4:26 4:45 5:04 5:28 5:36 5:47
4:36 4:55 5:14 5:38 5:46 5:57
4:46 5:05 5:24 5:48 5:56 6:06
4:56 5:15 5:34 5:58 6:06 6:16
5:07 5:26 5:44 6:08 6:16 6:26
5:17 5:36 5:54 6:17 6:25 6:35
5:28 5:47 6:05 6:27 6:34 6:44
5:40 5:59 6:16 6:38 6:45 6:55
5:50 6:09 6:26 6:48 6:55 7:04
6:00 6:19 6:36 6:58 7:05 7:14
6:10 6:29 6:46 7:08 7:15 7:24
6:20 6:39 6:56 7:17 7:24 7:33
6:36 6:54 7:10 7:31 7:37 7:46
6:56 7:12 7:27 7:47 7:53 8:02
7:13 7:29 7:44 8:04 8:10 8:19
7:33 7:48 8:02 8:22 8:28 8:37
7:53 8:07 8:20 8:40 8:46 8:55
8:14 8:27 8:40 8:59 9:04 9:13
8:38 8:51 9:04 9:23 9:28 9:37
9:06 9:19 9:31 9:50 9:55 D10:01
9:38 9:50 10:01 10:20 10:25 D10:30

10:09 10:21 10:32 10:50 10:55 D11:00
10:46 10:57 11:07 11:23 11:28 D11:32
11:17 11:28 11:38 11:54 11:59 D12:03A
11:55 12:04A 12:13A 12:29A 12:33A D12:37
12:28A 12:37 12:46 1:00 1:04 D1:08
12:58 1:07 1:16 1:30 1:34 D1:38

— E2:13 2:22 2:36 2:39 D2:44

Southbound Al Sur (Approximate Times / Tiempos Aproximados)
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B4:30A 4:31A 4:35A 4:39A 4:50A 4:58A 5:09A
— 5:05 5:09 5:13 5:26 5:35 5:46
— 5:24 5:28 5:32 5:45 5:54 6:05
— 5:35 5:39 5:43 5:56 6:06 6:17
— 5:45 5:49 5:53 6:07 6:17 6:28
— 5:55 5:59 6:03 6:17 6:27 6:39
— 6:05 6:09 6:13 6:27 6:38 6:51
— 6:14 6:18 6:22 6:37 6:48 7:01
— 6:24 6:28 6:32 6:47 6:58 7:13
— 6:34 6:38 6:42 6:57 7:10 7:25
— 6:44 6:48 6:52 7:07 7:20 7:35
— 6:52 6:56 7:00 7:17 7:30 7:46
— 7:01 7:05 7:10 7:27 7:41 7:57
— 7:10 7:14 7:19 7:37 7:51 8:07
— 7:21 7:25 7:30 7:49 8:03 8:19
— 7:31 7:35 7:40 7:59 8:14 8:30
— 7:40 7:44 7:49 8:09 8:24 8:40
— 7:50 7:54 7:59 8:20 8:35 8:50
— 7:59 8:03 8:09 8:30 8:45 9:00
— 8:09 8:13 8:19 8:40 8:55 9:10
— 8:19 8:23 8:29 8:50 9:05 9:20
— 8:28 8:32 8:38 8:59 9:13 9:28
— 8:37 8:41 8:47 9:08 9:22 9:37
— 8:47 8:51 8:57 9:17 9:31 9:46
— 8:57 9:01 9:07 9:27 9:41 9:56
— 9:07 9:11 9:17 9:36 9:50 10:05
— 9:17 9:21 9:27 9:46 10:00 10:15
— 9:27 9:31 9:37 9:56 10:10 10:25
— 9:37 9:41 9:47 10:06 10:20 10:35
— 9:47 9:51 9:57 10:16 10:30 10:45
— 9:57 10:01 10:07 10:26 10:40 10:55
— 10:07 10:11 10:17 10:36 10:50 11:05
— 10:16 10:20 10:26 10:45 10:59 11:14
— 10:26 10:30 10:36 10:55 11:09 11:24
— 10:36 10:40 10:46 11:05 11:19 11:34
— 10:46 10:50 10:56 11:16 11:30 11:46
— 10:56 11:00 11:06 11:26 11:41 11:57
— 11:06 11:10 11:16 11:36 11:51 12:07P
— 11:16 11:20 11:26 11:46 12:01P 12:17
— 11:26 11:30 11:36 11:56 12:12 12:28
— 11:35 11:39 11:45 12:05P 12:21 12:37
— 11:45 11:49 11:55 12:15 12:31 12:47
— 11:54 11:58 12:04P 12:24 12:40 12:56
— 12:03P 12:07P 12:13 12:33 12:49 1:05
— 12:13 12:17 12:23 12:43 12:59 1:16
— 12:23 12:27 12:33 12:53 1:09 1:26
— 12:33 12:37 12:43 1:03 1:19 1:36
— 12:43 12:47 12:53 1:13 1:29 1:46
— — — — — H1:30 —
— — — — — H1:33 —
— 12:53 12:57 1:03 1:24 1:40 1:57
— 1:03 1:07 1:13 1:34 1:50 2:07
— 1:13 1:17 1:23 1:44 2:00 2:17
— 1:23 1:27 1:33 1:54 2:11 2:28
— 1:33 1:37 1:43 2:04 2:21 2:38
— 1:43 1:47 1:53 2:14 2:31 2:50
— — — — — H2:40 —
— 1:53 1:57 2:04 2:25 2:42 3:01
— — — — — H2:42 —
— 2:02 2:06 2:13 2:34 2:51 3:10
— — — — — H3:00 —
— 2:12 2:16 2:23 2:44 3:01 3:21
— — — — — H3:02 —
— 2:22 2:26 2:33 2:54 3:11 3:31
— 2:32 2:36 2:43 3:04 3:21 3:42
— 2:41 2:45 2:52 3:14 3:31 3:52
— 2:51 2:55 3:02 3:24 3:41 4:02
— 3:00 3:04 3:12 3:34 3:51 4:12
— 3:10 3:14 3:22 3:44 4:01 4:22
— — — — — G4:03 —
— — — — — C4:07 4:28
— 3:20 3:24 3:32 3:54 4:12 4:33
— — — — — G4:12 —
— 3:30 3:34 3:42 4:04 4:22 4:43
— 3:40 3:44 3:52 4:14 4:32 4:53
— 3:50 3:54 4:02 4:24 4:42 5:03
— 4:00 4:04 4:12 4:34 4:52 5:13
— 4:10 4:14 4:22 4:44 5:02 5:23
— 4:20 4:24 4:32 4:54 5:12 5:33
— 4:30 4:34 4:42 5:04 5:22 5:43
— 4:40 4:44 4:52 5:14 5:32 5:53
— 4:50 4:54 5:02 5:24 5:41 6:02
— 5:00 5:04 5:12 5:34 5:50 6:10
— 5:11 5:15 5:23 5:44 6:00 6:18
— 5:21 5:25 5:33 5:54 6:09 6:27
— 5:31 5:35 5:43 6:04 6:19 6:36
— 5:41 5:45 5:53 6:14 6:29 6:46
— 5:51 5:55 6:03 6:24 6:39 6:56
— 6:02 6:06 6:14 6:35 6:50 7:06
— 6:14 6:18 6:26 6:47 7:02 7:17
— 6:26 6:30 6:38 6:59 7:13 7:28
— 6:42 6:46 6:54 7:15 7:29 7:43
— 7:04 7:08 7:15 7:35 7:48 8:02
— 7:25 7:29 7:36 7:55 8:07 8:21
— 7:45 7:49 7:56 8:15 8:27 8:41
— 8:06 8:10 8:16 8:35 8:47 9:01
— 8:30 8:34 8:40 8:59 9:10 9:23
— 8:55 8:59 9:05 9:24 9:35 9:48
— 9:25 9:29 9:35 9:52 10:02 10:15
— 9:52 9:56 10:02 10:19 10:29 10:41

B10:25P 10:26 10:31 10:35 10:48 10:57 11:08
B10:55 10:56 11:01 11:05 11:17 11:26 11:37
B11:25 11:26 11:31 11:35 11:47 11:56 12:07A
B11:58 11:59 12:03A 12:06A 12:17A 12:25A 12:36
B12:35A 12:36A 12:40 12:43 12:54 1:02 1:13
B1:35 1:36 1:39 1:43 1:54 F2:02 —
B2:34 2:35 2:38 2:42 2:53 F3:01 —
B3:30 3:31 3:35 3:38 3:49 F3:57 —

Effective Jun 25 2023

Monday through Friday 217

421 5 6 8 4 3 15678

217
Effective Jun 25 2023

M
etro Local

Northbound to Verm
ont/Sunset Station

Southbound to La Cienega/Jefferson Station
via Hollywood Bl, Fairfax Av &La Cienega Bl

La Cienega/Jefferson Station
E Line

Verm
ont/

Sunset Station
B Line

Hollywood/
Vine Station
B Line

W
ashington/Fairfax Transit 

W
EST HOLLYW

OOD

Hollywood/
Highland
Station
B Line

HOLLYW
OOD

LOS FELIZ

Hollywood/
W

estern Station
B Line

HOLLYW
OOD BL

FAIRFAX AV m
etro.net

323.GO.M
ETRO

W
heelchair Hotline

800.621.7828

Travel Info
511
California Relay Service
711

Subject to change w
ithout notice

Sujeto a cam
bios sin previo aviso

N

Saturday, Sunday & Holiday Schedules
Saturday, Sunday & Holiday schedule in effect on New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day and 
Christmas Day.

Horarios sábado, domingo y días feriados
Horarios de sábado, domingo y días feriados en vigor para New Year’s Day, 
Memorial Day, Independence Day, Labor Day, Thanksgiving Day y  
Christmas Day.

Special Notes
B Trips originate at Santa Monica/Vermont 2 minutes prior to the 
        time shown. Passengers needing to travel westbound on Sunset 
        should transfer to line 2 at Sunset & Vermont
C  Trip starts at Fairfax & Melrose 13 minutes before time shown at 

Fairfax & San Vicente.  Operates school days only, except early 
 dismissal school days. Phone Metro information for exact days of  
 operation
D Late night trips end at Santa Monica & Vermont 6 minutes after 
        time shown. 
E Trip starts at Washington/Fairfax Transit Hub 6-9 minutes   
 before time shown.
F Trip terminates at Washington/Fairfax Transit Hub 6-12   
 minutes after time shown.
G  Trip starts at Fairfax & Melrose 13 minutes before time
        shown at Fairfax & San Vicente, and it terminates at 
        Washington/Fairfax Transit Hub 12 minutes after time
        shown. Operates School Days Only
H Operation on early dismissal school days. Trip starts at Fairfax &  
 Melrose 13 minutes before time shown at Fairfax & San Vicente.
 Phone Metro information for exact days of operation

Avisos especiales
B   Los viajes se originan  en Santa Monica/Vermont 2 minutos antes de  
      la hora mostrada. Los pasajeros que necesitan viajar con rumbo al   
      oeste en Sunset deben transferirse a la línea 2 en Sunset y Vermont. 
C    Viaje comienza en Fairfax y Melrose 13 minutos antes de la hora 

mostrada en Fairfax y San Vicente.  Opera los dias de escuela 
solamente, menos los dias de despido temprano de escuela. Llame a  
Metro por información sobre los días exactos de operación

D    Viaje tarde de la noche termina en Santa Monica y Vermont 6 minutos 
después de la hora mostrada.

E    Viaje comienza en Washington/Fairfax Transit Hub 6-9 minutos antes de 
la hora mostrada.

F    Viaje termina en Washington/Fairfax Transit Hub 6-12 minutos despues 
de la hora mostrada.

G   Viaje comienza en Fairfax y Melrose 13 minutos antes de la
       hora mostrada en Fairfax y San Vicente y termina en
       Washington/Fairfax Transit Hub 12 minutos después de la hora
       mostrada. Opera los días de escuela solamente.
H   Operación en días de despidida escolar temprana. El viaje comienza  
       en Fairfax y Melrose 13 minutos antes de la hora que se muestra en         
       Fairfax y San Vicente. Llame a  Metro por información sobre los  
       días exactos de operación

Tap with pride.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Tap with pride.

Tap with pride.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Don’t forget to tap the validator with 
valid fare on your card before boarding. 
To learn more about fares and ways to 
save, visit metro.net/fares.

Don’t forget to tap the validator with valid fare on 
your card before boarding. To learn more about fares 
and ways to save, visit metro.net/fares.

Tap with pride.

18 Trips between 6am and 9am 
 
23 Trips between 3pm and 7pm 
 
Total Trips=51 
 
420/51=Service Intervals of 8.24 
Min.

18 Trips between 6am and 9am 
 
27 Trips between 3pm and 7pm 
 
Total Trips=55 
 
420/55=Service Intervals of 7.64 
Min.

ATTACHMENT 4

ATTACHMENT 4



ATTACHMENT 9 
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PICO BLVD
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Westwood Blvd

18th

La Brea

Ocean Ave

Main

Ai
rd

ro
m

e
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M
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ar

SANTA
MONICA

CENTURY
CITY

KOREATOWN

WEST
LOS
ANGELES

MID
CITY

Westside
Pavilion

Santa Monica
College 
Main Campus

Santa
Monica
High School

Third Street Promenade
& Santa Monica Place

Rimpau 
Transit
Center
- Metro Bus 

Santa Monica Pier
& Aquarium

City
Hall

Civic Center

Sepulveda 
Station
- E Line

Downtown
Santa Monica 
Station
- E Line

Los Angeles
High School

A

C

H

F

G

D

B

E

TO
 S

A
N

TA
 M

O
N

IC
A Select weekday trips 

serve Beverlywood at:
Viajes entre semana 
designados servir 
Beverlywood a las:
7:05am
7:33am
8:33am

TO
W

IL
SH

IR
E/

W
ES

TE
R

N Select weekday trips 
serve Beverlywood at:
Viajes entre semana 
designados servir 
Beverlywood a las:
4:14pm

Timepoint
Punto de Tiempo

A

Metro Rail Station
Estación de Metro Rail

Drop Off Only Stop
Parada Solo de Salida 

Pick Up Only Stop
Parada Solo de Subida 

Select Trips Only
Viajes Designados

not to scale

Wilshire/Western Station
- Purple Line

EFFECTIVE DATE: FEBRUARY 16, 2020



DOWNTOWN SM TO WILSHIRE/
WESTERN STATION PURPLE LINE

Then service every 14 minutes until:

Then service every 14 minutes until:

ROUTE

7

ALL PM 
TIMES IN 

BOLD
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A 4:50 4:52 4:57 5:06 5:14 5:23 5:31
5:20 5:22 5:27 5:36 5:44 5:53 6:01
5:35 5:37 5:42 5:51 5:59 6:08 6:16
5:50 5:52 5:58 6:08 6:18 6:27 6:35
6:04 6:06 6:12 6:22 6:32 6:41 6:49
6:18 6:20 6:26 6:38 6:49 6:58 7:07
6:32 6:35 6:42 6:54 7:05 7:15 7:26
6:46 6:49 6:56 7:08 7:19 7:30 7:43
7:00 7:03 7:10 7:24 7:37 7:48 8:01
7:14 7:17 7:24 7:38 7:51 8:02 8:15

3:10 3:16 3:27 4:00 4:20 4:38 4:56
3:24 3:30 3:42 4:12 4:30 4:54 5:15
3:38 3:44 3:56 4:26 4:44 5:08 5:29
3:52 3:58 4:10 4:40 4:58 5:22 5:43

9:00 9:04 9:12 9:24 9:35 9:47 9:56
9:15 9:19 9:27 9:39 9:50 10:02 10:11
9:30 9:34 9:42 9:54 10:03 10:15 10:24
9:50 9:54 10:02 10:14 10:23 10:35 10:44

10:10 10:14 10:22 10:34 10:43 10:55 11:04
10:30 10:33 10:40 10:50 10:59 11:10 11:19
10:50 10:53 11:00 11:10 11:19 11:30 11:39
11:10 11:13 11:19 11:28 11:37 11:47 11:55
11:30 11:33 11:39 11:48 11:57 12:07 12:15
11:50 11:53 11:59 12:08 12:17 12:27 12:35

E

Trip deviates from Pico Blvd. to serve        Beverlywood./  
Viaje se desvía de Pico Blvd. para servir       Beverlywood. E

E

Good Bus Karma
Say no to sprawl: Your bag belongs 
on your lap, not on the seat next  
to you.

EFFECTIVE DATE: FEBRUARY 16, 2020



Then service every 15 minutes until:

Then service every 14 minutes until:
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5:00 5:07 5:18 5:28 5:37 5:43 5:49
5:14 5:21 5:32 5:42 5:51 5:57 6:03
5:28 5:35 5:46 5:56 6:05 6:11 6:17
5:42 5:49 6:01 6:11 6:21 6:28 6:34
5:56 6:03 6:15 6:25 6:35 6:42 6:48
6:10 6:18 6:30 6:41 6:52 7:00 7:07
6:24 6:32 6:45 6:57 7:10 7:18 7:25
6:32 6:41 6:57 7:10 7:24 7:32 7:39
6:40 6:49 7:13 7:27 7:35 7:42
6:48 6:59 7:18 7:32 7:48 7:58 8:05
6:56 7:07 7:26 7:40 7:56 8:06 8:13
7:04 7:15 7:43 8:00 8:10 8:17
7:12 7:23 7:42 7:56 8:12 8:22 8:29
7:20 7:34 7:55 8:12 8:31 8:41 8:48
7:28 7:42 8:03 8:20 8:39 8:49 8:56
7:36 7:52 8:13 8:31 8:52 9:01 9:07
7:45 8:01 8:22 8:40 9:01 9:10 9:16
7:54 8:10 8:47 9:08 9:17 9:23
8:02 8:18 8:39 8:57 9:18 9:27 9:33
8:16 8:32 8:55 9:14 9:33 9:40 9:46

3:30 3:40 3:54 4:11 4:29 4:39 4:46
3:45 3:55 4:09 4:26 4:44 4:54 5:01
4:00 4:10 4:24 4:41 4:59 5:09 5:16

9:00 9:07 9:19 9:29 9:41 9:49 9:54
9:15 9:22 9:33 9:42 9:53 10:01 10:06
9:35 9:42 9:53 10:02 10:13 10:21 10:26
9:55 10:02 10:12 10:19 10:28 10:35 10:40

10:15 10:22 10:32 10:39 10:48 10:55 11:00
10:35 10:42 10:52 10:59 11:08 11:15 11:20
10:55 11:01 11:11 11:18 11:25 11:31 11:36
11:15 11:21 11:31 11:38 11:45 11:51 11:56
11:35 11:41 11:51 11:58 12:05 12:11 12:16

ROUTE

7

ALL PM 
TIMES IN 

BOLD

WILSHIRE/WESTERN STATION  
PURPLE LINE TO DOWNTOWN SM

W
EE

K
D

AY
   

 D
U
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A

N
TE

 L
A

 S
EM

A
N

A

Trip deviates from Pico Blvd. to serve        Beverlywood./  
Viaje se desvía de Pico Blvd. para servir       Beverlywood. E

E

E

E

E

EFFECTIVE DATE: FEBRUARY 16, 2020
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PICO BLVD

MONDAY - FRIDAY SERVICE ONLY 
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Santa Monica Pier
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Hall

Civic Center

Sepulveda Station
- E Line

Downtown
Santa Monica 
Station
- E Line

Los Angeles
High School

A

C

E

D

B

Timepoint
Punto de Tiempo

A

Metro Rail Station
Estación de Metro Rail

Big Blue Bus Stop
Parada de Big Blue Bus

Drop Off Only Stop
Parada Solo de Salida 

Pick Up Only Stop
Parada Solo de Subida 

not to scale

EFFECTIVE DATE: FEBRUARY 16, 2020



DOWNTOWN SM TO WILSHIRE/
WESTERN STATION PURPLE LINE

RAPID

7

Then service every 14 minutes until:W
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6:41 6:44 7:02 7:32
6:55 6:59 7:18 7:49
7:09 7:13 7:34 8:07
7:23 7:27 7:49 8:24
7:37 7:41 8:03 8:38
7:51 7:55 8:17 8:52

2:37 2:43 3:13 4:00
2:51 2:57 3:27 4:14
3:00 3:06 3:37 4:26
3:05 3:11 3:42 4:31
3:16 3:22 3:55 4:46
3:19 3:25 3:58 4:49
3:33 3:39 4:14 5:07
3:47 3:53 4:29 5:24
4:01 4:07 4:43 5:38
4:15 4:21 4:57 5:52
4:29 4:35 5:11 6:06
4:43 4:49 5:25 6:20
4:57 5:03 5:39 6:34
5:11 5:17 5:53 6:48
5:25 5:31 6:05 6:58
5:39 5:45 6:17 7:07
5:53 5:59 6:30 7:17
6:07 6:13 6:44 7:31
6:27 6:33 7:02 7:46
6:47 6:53 7:20 8:02
7:07 7:12 7:37 8:13
7:27 7:32 7:54 8:27

Rapid 7 does not operate on weekends or the following   
holidays:/Rapid 7 no opera los fines de semana, ni en los  
siguientes días festivos:

New Year’s Day Memorial Day Independence Day
Labor Day Thanksgiving Day Christmas Day 

ALL PM 
TIMES IN 

BOLD

EFFECTIVE DATE: FEBRUARY 16, 2020



RAPID

7

WILSHIRE/WESTERN STATION  
PURPLE LINE TO DOWNTOWN SM

Then service every 14 minutes until:

ALL PM 
TIMES IN 

BOLD
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A 6:05 6:14 6:32 6:54
6:19 6:28 6:46 7:08
6:33 6:43 7:03 7:27
6:47 6:58 7:20 7:45
6:55 7:06 7:28 7:53
7:01 7:13 7:37 8:05
7:15 7:29 7:55 8:22
7:29 7:44 8:13 8:42
7:43 7:59 8:35 9:05
7:57 8:13 8:49 9:19

2:57 3:08 3:34 4:03
3:11 3:22 3:48 4:17
3:25 3:36 4:02 4:31
3:40 3:52 4:20 4:50
3:55 4:07 4:35 5:05
4:10 4:22 4:50 5:20
4:25 4:37 5:05 5:35
4:40 4:52 5:20 5:50
4:55 5:07 5:35 6:05
5:10 5:22 5:50 6:20
5:25 5:37 6:05 6:35
5:42 5:54 6:22 6:52
5:57 6:09 6:37 7:07
6:12 6:23 6:50 7:20

Rapid 7 does not operate on weekends or the following   
holidays:/Rapid 7 no opera los fines de semana, ni en los  
siguientes días festivos:

New Year’s Day Memorial Day Independence Day
Labor Day Thanksgiving Day Christmas Day 

EFFECTIVE DATE: FEBRUARY 16, 2020
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